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INTRODUCTION

Purpose of a Housing Production Plan

A Housing Production Plan is a planning document that identifies the housing needs of a
community and the strategies it will usefaailitatethe development of affordable housing. The
plan provides iformation on treds in Sunderlandklating toits residentstheexistingtypes of
housing, and the current development conditions in town. The collection and analysis of this
information,along with public inputwere used talevelopthe housing goals for Sunderland
These goals outline the typesaffordablehousing desired in the future, where new housing
should beargetedand what this new development should look like. Finally, the plan includes
implementation strategies that the town can pursue to make theseageality.

On a broader level, this plan seeks to develop a vision that \Wlshape the future of
SunderlandWill long-time residentfiave affordable, suitable housitigat allows thento stay

in town as they age? Will children who grew upawh be able to return to Sunderlandr&ise a
family? Will people who are employed Sunderlande able taafford tolive in town? These are
the types of questions this plan has tried to address

Housing Affordability

In particularthisplan examineste af f or dabi | i t y Houdingis eperalyo wn és h
considered affordable when households spend no more than 30% of their gross income on
housing costsAffordable housing can come in many forinsarket rate or affordable, with or
without subsidies, and privately publicly owned. Typically, the private market rate housing

that is affordable to low income families has problems that keep the rent waspoor

condition, limited maintenance and management, expensive utilities that are not paid for by the
landlords, lead paint or located in an undesirable area. Similar to public subsidized housing,
there is also private affordable housing that isrwexl for low income familiesTypically, the

owner of the property receives public or private funding for development and/or operation of
affordable housing in exchange for letegm deed restrictions limiting tenant eligibility by

income and limiting rent The type and extent of this funding determines the affordability of the

property.

A Housing Production Pl an dubsidireffoidable hoasng.s ed on
For a housing unit to be defined as affordable and listed o the Subddlizsed Housing

Inventory(SHI), it must be affordable to a househelrning no more than 80% of the area

median income, must have some form of subsidy for development and/or operations, and the
housing must have deed restrictions to ensure-temg affodability.

In 1969, Massachusetts enacted the Chapter 40B Program, whialhgselsof increasing the
amount of long term affordable housing to 10% of the housing stock in each community. In
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municipalities that have not met this goal, developers ofddfile housing can take advantage

of a streamlined permitting process that provides exceptions to local zoning requirdinents.

SHIi s the official measure of whi cdffordallitgmuni t i e
goal.Since the 2016 Sunderlanatising Plan, the Town has achieved this 10% goal, with

10.7% of year round housing units on the Subsidized Housing Inventory. However, meeting this

goal is not thenly purpose of assessing housing neadswnand proactively working to meet

these needg.he Town seeks to support a high quality of life for all residSitategies that

support diverse, qualityousing options at a range of prizal help ensure that Sunderland

continues to be a vibrant community into the future.

Housing Productio®lans and Chapter 40B

A Housing Production Plan (HPP) is important because it provides a community with a
comprehensive understanding of its housing needs.also very valuable in thdta town has

an approved HPBndmeets its annua@hapter 40Baffordable housing production goal, it can be
certified to be in compliance with the plan for a period of one or two years. If a community is

certified compliant, decisions made by the to
deemed Consistent with Loddeeds under the Comprehensive Permit Act (Chapter 40B), and
the ZBAOGs denial or approval with conditions

upheld as a matter of law. Essentiallyth an HPP and demonstrable pregs towards creating
affordablehousing,a town has control over comprehensive permit applications, also known as
40B developments, during the certification period.

A community will be certified in compliance with an approved HPP if, during a single calendar

year, it has increased msimber of low and moderatencome year round housing units, as

counted on the Subsidized Housing Inventory (SHI), in an amount equal to or greater than its

housing production goabunderland s cur rent goal i's baded on t he
housing wit count of 1,718 To be certified for a one year period, the number of affordable
housing units created within a calendar year
year round housing stock. For a two year certification, the number of aflerdnits created in a

calendar year must be equal to or greater than 1% ofgead housing unitdn Sunderland,

this equates to Onits for a oneyear certification, and 1inits for a tweyear certification.

Sunderlanavill strive to meet these gaathrough the strategies tned in this HousindPlan.

Planning Process

The Town of Sunderland requested assistance from the Franklin Regional Council of
Governments (FRCOG) through ther&itLocal Technical Assistance program to update the
2016 Sunderland Housing Plan. The Housing Committee foeidpublicly posted meetings
with FRCOG staff fronOctoberthroughDecembef021 to review and revise the plaf.public
survey was distributed to gather input from residents on current housing ndqugaties. The
survey was available online in both English and Spanish. Flyers with the survey link were
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distributed at the Town Hall, Library, and apartment complexes in town, and a notice was sent
out through the towno0seresgdentstodileoutthadulvey.system t o

A total of 177 surveys were completed by town residents. Respondents represented both renters
and homeowners in Sunderland, as well as newcomers to town artthlengsidents. The
survey slightly overepresented horogners with 63% of the respondents compared to the
homeownership rate in towaf 40%. The housing costeported bythe survey respondents
generally match the average costs of renters and homeaoaaoersliing tahe U.S. Census.
Forty percent of theespondents said that theirdstng coss are currently affordable, but
notabl, theremaining60% reported that they had varying levels of unaffordablfityurvey
respondents planned to move in the near future, it would be primarily because of dffprdab
concernsQverall, respondents were inclined to support a variety of stratiegemote
affordable housing in Sunderlaingbarticularly if those strategies were focused within the
village or developed aredsut not located on existing farmlaridetailed information on the
survey and its results can be found in the Appendix.

A public forum to present the key findings and draft goals and strategies from the plan was held
on January 3, 202Zhe forum was publicized on the Town websitel was televised by

Frontier Cable Access Televisiohhe draft plan and executive summary wads® available on

the Town website a week prior to the forum, and public comment was accepted tranwagly

10, 2022 All meeting agendas, sign sheets, iad publicity is located in the Appendix

At theJanuary 11, 202Rlanning Board meeting, tiidoard voted to adopt the plan, aihe t
Sunderland Seléooardvoted onJanuary 242022to adopt thelan.The plan was then
submitted to the Massachusdbspartment of Housing and Community Development (DHCD)
for review and approvaivhich was received daate] The Sunderland Housing Plan will be
effective througHldate]at which time it will need to be revised and resubmitted to DHCD.
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1. HOUSING NEEDS ASSESSMENT

1.1 Community Demographics A Note about Data

_ ) ) The Housing Needs Assessment sectitiizes
This section of the Sunderland Housing Plan

i _ ) sever al sources of d ¢
examines and reviews the population demographic and housing trends. A primary d
characteristics that influence housingdemand. source is the U. S-201C

These characteristics include population size, American Community Survey fivgea estimates.
household size, age distribution, and disabilities This data is a compilation of five years i
and other special needs. This section alsodiscu: sur veying a portion o
potential housing need, both f or ¢ Yyear andhasanassociated margin of error. W
population in general, and for particular populatic available, U.S. Census 2020 redistricting date

segments, such as hobsls with children used. These figures may or may not be the fi
seniors an1d people with disabilities ’ data points for the 2020 Decennial Census, wt

is a complete count
The final dataset for the 2020 Census wikkly

Total Population be released in spring 2022

Sunderland experienced steady population growtiivden 1970 and 20Q@igure 1). In the past

two decades, Sunderland has seen a slight decline in total populai®irend is similar to

Franklin County, which has also experienced population decline since 2000, but contrary to most
surrounding towns that have continuecxperience population growth (Table Wjith the
development of 150 apartments at North 116 Flats in 2020, and the completion of 33 affordable
senior apartments at Sanderson Place in 2022, it is expected that the population in Town will
increase within tb next few years.

Figure 1: Sunder | aik@ds Popul ation, 1970
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< 2.000
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Source: U.S. Census Bureau, Decennial Ceasd2020 Census RB4 Redistricting Data



Sunderland Housing Plan

Tabl e 1: SBopulaton, |13 ®& 2020, Compared to Neighboring Communities,
Franklin County, and the State

20002010 20102020
Area 1970 2000 2010 2020 7 % 7 %
Sunderland 2,236 3,777 3,684 3,663 -93 | -2.5% -21 | -0.6%
Ambherst 26,331| 34,874| 37,819 39,263 2,945| 7.8%| 1,444| 3.8%
Deerfield 3,873 4,750 5,125 5,090 375 7.3% -35| -0.7%
Hadley 3,760 4,793 5,250 5,325 457| 8.7% 75| 1.4%
Leverett 1,005 1,663 1,851 1,865 188 | 10.2% 14| 0.8%
Montague 8,451 8,489 8,437 8,580 52 | -0.6% 143| 1.7%
Whately 1,145 1,573 1,496 1,607 77| 5.1% 111| 7.4%
Franklin
County 59,233|  71,535| 71,372 71,029 -163 | -0.2% -343 | -0.5%
MA 5,689,377| 6,349,097| 6,547,629 7,029,917| 198,532 3.0% | 482,288| 7.4%
Source: U.S. Census Bureau, Decennial Ceasd2020 Census RB4 Redistricting Data

Population Distribution by Age Group

One demographic factor that can affect housing demand is thésagieution of the population.
Different age groups have different housing needs. The poputhsisibution for Sunderland in
200Q 2010, and 2019s shown in Figure .2ZT’he major changes during this time period were a
decrease in the numberdfildren and young people age 19 and unded an increase in
residentsage 65 and over

Figure 2: Population Distribution by Age Group in Sunderland, 2000201Q and 2019
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The 2019 estimates for the 20 to 24 age group may not take into account the number of college
students living in town, and likely undercounts this gratipnything, this age group may
increase with the opening of North 116 Flats.

Figure 3shows thepercentage of theopulationthat falls into each age grofgr Sunderland,

Franklin County, anthe State i?019Sunder | andds p o p weils&dmithatdor di st r
Franklin Countyandthe State. The main differenceSsunder | an d dageoh202d h per c e
year olds {2%) and 2544 year olds (34%)ecause of the large number of collegd graduate

students who livén the town This results in lowepercentages in some of the other age
categoriesSunderland has a comparativeiyall percentage of children. In 28115% of

residents in town were age 19 or younger, compar&&%oin Franklin County ané83% in the

state.

Figure 3: Population Distribution by Age in Sunderland, Franklin County, and
Massachusetts2019
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Source U.S. Census BureaR0152019 American Community Survey Fixear Estimates.
Population Projections through 203

Populationprojections for Sunderlarttirough 203@re shown in Figuré. These projections

were developetly the UMass Donahue Institute in B0The projections how Surmsder | and ¢
populationdeclining slightly in the next 10 years3¢b66 in 2030, a decrease of ggople.

However, between 2030 and 2040, projections indicate a drop in population to 3,269, a decrease

of almost 300 people.
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Figure 4: Population Projections for Sunderland, 2030 and 2040
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SourceU.S. Census Bureau Decennial Censg8smmary Fileend PL-94 Redistricting DatasetslMass Donahue
Institute 2018 Population Projections.

These projections do not take into account recent developments in town nor actions that the

Town could take to increase the housing supptyalready noted, the neMorth 116 Flats

development, with 150 apartmemisw fully leased, haalready increased the resident

popul ation in town by at | east 300 people (ba
of 2 people)Sanderson Place, once completeill add 33one and twebedroom senior

apartmentsln addition, according to Sunderland Assessor records, 13 new fsinglg homes

were built from2015 t0202Q potentially adding 29 new residents based on the current average
household size of 2.21.

The expansionf UMass Amherst over the past five decadeshasp act ed Sunder | and
population, as an increase in students and lsteted to a greater demand for housing in town

In the last ten yeargnroliment at UMass Amhergtewby 13%,to 31,642students in 220, an

increase of over 3,500 studehtd/hile many factors can influence how this growth will impact
Sunderland, such asailability of onrcampus housing, it can be assurtieat students and staff

will continue to find Sunderland a conveniamid attradgve place to live.

I University of Massachusetts, Amhersttps://www.umass.edu/uair/students/enrollmentAccessed August 9,
2021.
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Figure 5: Total Student Enrollment at the University of Massachusetts, Amherst, 2011

2020
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Source: University of Massachusetts, Amhdriips://www.umass.edu/uair/students/enroliment

Al t hough Sunderl andods

over al

popul ati on

segments of the population are expected to incréast)Mass Donahue populatigmojections
for Sunderland faecast that the largest population growth wdtur anong residents ages 65

and older(67% growth) Muchof thisseniorpopulation growth will be driven by the aging of
the baby boom generation bdratween 1946 and 1964s of 2020, many baby boomeaseage

65 or olderAs the number oblder residents in Sunderland grows, it will be important to have

housing that accommodati®ir needs.

The populatiorage 20 to 24 is also expected to increase slighiidjyor decreases in population
are projecteddr the 45 64 age group-29%), and theage 19 and und@ge group-29%).
Given the large amount of rental housing in Sunderland that caters to college stnddahts
growth in enrollment at UMass Amher#ie percentage of residents within thei 2 age

group mayincrease more than projected

10
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Figure 6: Sunderland Population Projections by Age Group, 202to 2030
1,400

1224

1,200 1155

1,000 953

868
800
614
572
600  °44 55758
384

400
200

0

Age 19 & Under Age 20to 24 Age 25to 44 Age 45to 64 Age 65 & Over
Age Group

Total Population

m 2019 w2030

Source: UMass Donahue Institute Population Projecti®d®$8 and U.S. Census Bureau 264619 American
Community Survey Fivear Estimates.

Households

A household is generally defined as an individual or group of people living in one housing unit.
In 2019, Sunderland had an estimated Z7éhouseholdsTable 3. This is a slightncreaseof 29
households2%) since 2Q0. The increase irhe number of households despite a decrease in
population over the same time perra@flectssocietal shifts that influence averagsusehold
size.Nationally, average househdtze is declining, and this trend is mirrored in Sunderland.
Theaverage household size inrierland declined an estimatet?d between 1990 and 291
decreaing from 2.49 to 24 persons per household.

Sunderland has a smaller average householdsinpare to Franklin County and the State,
reflectingthelarge number of renters living in the town. The average household size for
homeownehouseholds in Sunderland i88people In comparison, the averagjeusehold size
for reneer householdis 1.98people? The difference iousehold size is related to the kinds of
households who typically rent. Renters aregatizely to be young and to have smaller
households than ownefsor examplean estimate®8% of Sunderland households that are
headed by someone under age 35 rent Hmeising in contrastpnly 26% of households headed
by someoneage 65or older are renters.

A little under half (46%) of households in town are family households, defined as twore
people living together that are related by birth, marriage, or adoption. Teightypercent

2U.S. Census Bure@0152019 American Community SurvEive Year Estimates.

11
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(28%) of households do not have children under the age of 18 living with them, while 18% have
children at home. Nine percent of households are familigsarsinglenouseholder, the majority
headed by a female household@ver 500 households in town (31%) are a single person living

by themselves. An estimated 9% of households are single people 65 years of age or older living
by themselves. Nefamily hougholds, defined as two or more unrelated people living together,
make up about 23% of all households in town. This category includes roommate situations with
unrelated people sharing an apartment or house.

Table 2: Sunderland Household Types, 200 and 2019

2010- 2019
2010 2019
Household Type Change
Number | Percent || Number | Percent| Number | Percent

Total Households 1,648 100% 1677 100% 29 2%
Households with children 328 20% 306 18% -22 -7%
Households with individuals

65 years & over 252 15% 394 23% 142 56%

Total Family Households 760 46% 769 46% 9 1%
Family Households, no

children at home 450 27% 463 28% 13 3%
Family Households with

children 310 19% 306 18% -4 -1%
Male householder, no spous

present 22 1% 34 2% 12 55%
Female householder, no

spouse present 70 4% 124 7% 54 7%

Oneperson Household 478 29% 515 31% 37 8%
65 years & over 105 6% 156 9% 51 49%

Non-family household with

more than 1 person 410 25% 393 23% -17 -4%

Source: 2010 U.S. Censasd 20152019 American Community Survey Fixeear Estimates

The major changes in househojges between 2@ and 20D werean increase in households
with someone aged 65 and ovB6%), an increase in fanis headed by a single householder
(55% increae for male single householders and 77% increase in female single householders)
and an increase in oiperson householdsspecially who arage 65 and olded©%). This
generally mirrors changes in the population by age, and shows an overall aging of the

population.

12
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Household Projections through 206

The UMass Donahue Institutepulation projetions estimate decrease d81 people in
Sunderland between 20And 2030Assuming an averageusehold size of 24 people per
household in 209, this tranfates toa loss 0f38 households As already discussed, the new
rental units in towrnave alreadyncreasd the number of houselus in town which may be
partially reflected in the 2020 U.S. decennial census data when it is available

Race and Ethnicity

Sunderland is more ethnically and racially diverse than Franklin County o{ieahle3). Over

25%o0 f t he t

ownoés
contributing to this relative diversity are the large collegegraduate student population

0 p o p uditrertHispamcsr non¥/hite. Majar fackots e d

residing within the town, and the large renter population, mamgom are students. Overall,

town residents are still pregdwnantly White, with74% of all Sunderland residents in this racial
and ethnic categorBoth Franklin County and Sunderland became more diverse between 2010
and 2020. In Franklin County, the share of the population identifying as white fell by almost 6%,

from 92.4% of the population in 2010 to 86.5% in 2020. In Sunderland, the share of the
population identifying as white fell by almost 11%, from 84.6% in 2010, to 73.8% in ZA20.
Asian population in town increased the most in terms of total share pbph#ation, from 5.2%

in 2010 to 12% in 2020.

Table 3 Sunderland Race and Ethnicity, compared to Franklin County

Sunderland Franklin County
Race and Ethnicity P : % of Total . % of Total
opulation . Population .

Population Population
White 2,702 73.8% 61,464 86.5%
Black or African American 112 3.1% 963 1.4%
American Indian and Alaska
Native 2 0.1% 121 0.2%
Asian 441 12.0% 1,186 1.7%
Native Hawaiian and Other
Pacific Islander 0 0.0% 10 0.0%
Some Other Race 32 0.9% 362 0.5%
Two or More Races 166 4.5% 3,331 4.7%
Hispanic, All Races 208 57% 3,592 5.1%

Source: U.S. Censi)20 Census RR4 Redistricting Data

13
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Racial Segregation and Housint

Since the 2016 update of this pl anhjstorydie | i nk
racial segregation and discriminatibas leen brought moreentrallyinto the public view.

Residential segregation by race and ethnicity in the U.S., and within Massachusetts, did not
happen by accident. It arose as the result of discrimiatactices in which the private housing
industry and Federal, State, and local governments were active participants. There is a substantial
body of literature that details the history of residential segregation in the United States and the
roles played byhe real estate and homebuilding industries; lending and insurance institutions;

the federal, state and local governments; and others.

Fromthe 1930s through thmeid-1960s federal housing policy promoted racial separation in its

urban renewal, public hging, home mortgage, and insurance progrdtmgas government

policies that effectively locked African Americans out of the burgeoning suburban housing

market during the middle of the 20th century a |l | e d At h easedrogpartungtysfdr ma s s
wealth@eu mul at i on i n AAnatime whammahyiWhite tamiljes were gaining a
foothold into homeownership in their communities of choice, aided by low down payment loans
and mortgage insurance, maBhack and African American familiesho desired and were able

to afford home ownership were denied access, or found their choices severely constrained.

The Fair Housing Act, passedi868as part of the Civil Rights Acand amended in

1988, protects against discrimination based on raoey, religion, sex, disabilityfamilial
status, or national origin. The Act covers most types of hoursahgding rental housing, home
sales, mortgage and home improvement lending, and land use and kéassgchusetts fair
housing laws, codified inl@apter 151B of the Geral Laws, provide for broadeoverage and
prohibit discrimination based on race, color, religion oedrenarital status, disabilitgenetic
information, military status (veteran or member of the armeds)ifamilial statugpfesence
of children in the household), national origin, sex, age, ancestry, seierahtion, public
assistanceecipiency (including rental assistance), and gender identity or expression.

Examples of current conditions that perpetuate racial segragatiude discrimination or

differential treatment in the housing, mortgage and insurance markets; exclusionary zoning, land
use, and school policies; government policies affecting the location of, and access to, subsidized
housing; limited affordable heing and a lack of housing diversity in many communities; and a
lack of, or unequal, private and public investments; and displacementddnssdue to

economic pressureSome of these practicésestrictive zoning and land use regulations, lack of
infrastructure, or high land and development costs, for exanijphét housing variety and

5This section is |largely e xtmnentqgbHoasthgdnd Gommunity Beveiolimests ac hu s e
2019 Analysis of | mpedi htesy/twew.ntass.qgov/seivigtetdilsdanadysiw-g Choi ce. 0
impedinentsto-fair-housingchoiceai

4 Black Wealth/White Wealth: A New Perspective on Racial Inequality, Oliver and Shapiro, 1995 and 2007.

14
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affordability, creating barrierto affordable housinigr all residentsA number of studies,
however, have concluded that lalensity only zoning that reduces themher of rental units,
also limits the numberfdlack and Hispanic residents

't i s not surprising, ther erdllpmoedivetsdithan Sunder |
Franklin County Sunderland has a more diverse supply of housing, especiallyusitgathan

most towns in the county (see Section 12 important for the Town to continue to

proactively plan for diverse housing options thaimoteaffordability for a variety of income

levels,in appropriate locations and at a scale tattributes to the quality of life for everyone in

town.

Household Incomes

In 2019, theestimatednedian householthcome in Sunderland wa$%,625 compared tdthe
estimatednedianhousehold incomef $60,950for Franklin County In the same year, the
estimatednedianfamily income in Sunderland wa$&,862 compared to aastimatednedian
family income in Franklin Countgf $81,069 The difference is how families and households are
defined. There armany households that are not considered familieljding people living

alone and nomelatedindividuals living together. These types of households often have lower
incomes than familiedo. This Housing Plan primarily uses household incomes for its analysis,
instead of familyncomes, because of the reanclusive nature of the household data, and
because of the largeimber of norfamily households in Sunderland.

When considering median household income by ten@recyer and homeowneithe median
homeowner income is more than twice the median réaesehold incoman Sunderland

(Figure7). Both homeowner and renter households in Sunderland have higher median incomes
than Franklin County households. This makes sense given that Sunderland rents and home prices
are higher than the County (see Sectidhfér more information on housing costs).

SiLocal Land Use Regulation and the Chain of Exclusion,
Novemker 2007.
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Figure 7. Median Household Income by Tenancy, Sunderland and Franklin County, 2019
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Source: U.S. Census Bureau 2€4H.9 American Community Survey Fixear Estimates

The determination of which households aeey lowincome,low income, moderatmcome,and
middleto upperincome is based upon the Area Median Income (AMI), determine by the U.S.
Department of Housing and Urban Development (HWDH household sizélousholds are
considered tte extremely low income if earning less than 30% of ANy low income if
eaning less than 50% of the AMIpw income if earmg between 50% and 80% ofatAMI, and
moderate income if earning up to 100% of the AMiddle to upperincome households have
incomes greatetthan100%of the AMI. In FY 21, the Area Median Income féiranklin

County (Sunderland is part of the Franklin County income limit ase%92,900 based on a
family size of four(Table4).

Table 4: FY2021 HUD Area Median Income (AMI) Income Limits for Sunderland

Median | FY 2021 Persons in Family

Family | Income Limit

Income | Category 1 2 3 4 5 6
Extremely
Low (30%) $17,700| $20,200 | $22,750| $26,500| $31,040| $35,580
Income

$82,900 | Very Low
(5006) Income | $29:450| $33,650 | $37,850| $42,050| $45.450 | $48,800

0,

h%“lé.i“’) $47,150| $53,850 | $60,600| $67,300| $72,700| $78,100

Source: U.S. Department of Housing and Urban Developrhéps://www.huduser.gov/portal/datasets/il.html

For this analysis, American Community Survey (ACS) income ranges were used to approximate

the number of Sunderland households that fall within each income catelgidyuses median
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family income from the 8. Census American Community Survey (ACS) estimates as a basis
for calculating income limits. As noted previously, the definition of family in the census

excludes all single person households, and households with two or more unrelated people sharing
a homeln order to capture all households in Sunderland, the below table determines the
estimated number of households falling within each income category by household income, not
family income. In addition, income categories are based more closely to the inoaséor a 2

or 3 person household, since Sunderl andos
Table 5: Sunderland Household Income and Incomeby Age of Householder
Sunderland Sunderland Household by Age of
Households Householder
Income Category Under 65 &
Number | Percent 25t0 44| 45t0 64
25 Over
Extremely Low (below
$25,000) 382 23% 111 210 12 49
Very Low ($25,000 $39,999) 228 14% 21 90 55 62
Low ($40,000- $59,999) 294 18% 101 92 54 47
Moderate ($60,000$74,999) 228 14% 0 62 97 69
Middle-Upper ($75,000 and
above) 545 32% 0 181 260 104
Total 1677| 100% 233 635 478 331

Source: U.S. Census Bureau 2€AH.9 American Community Survey Fiear Estimates

Based on the estimates, over half (54%) of Sunderland households fall within a low income

ave

category. This is important because many public housing programs focus on providing financial

assistance and affordable housing for residents at 80% AMI or beloadditional 14% of
Sunderland households fall within the moderate income category, earning up to 100% AMI.
Community Preservation Act (CPA) funds may be used to support households in this income

category or below.

Thirty two percent of households hameomes over $75,000, or above 100% AMI. The next
largest income group are extremely low income households, earning below $25,000 a year.
While it may be assumed that many of these households are made up of@ofjepuate

students, Figure Shows theage breakdown of households in each income category. While many
owest
income householders are between the age of 25 to 44, and about 15% of senior households are

of the townos

extremely lav income. The age breakdown for very low and low income categories is fairly

ncome

househol

der s

ar e

evenly distribugd. In general, household income tends to go up as the age of the householder

goes up.
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Figure 8: Estimated Sunderland Household Income&ategories

SourceU.S. Census Bureau 20PD19 American Community Survey Fixear Estimates

Figure 9: Estimated Household Income by Age of Householder
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Residents Living in Poverty

Poverty status is established using federal income thresholds that vary according to family size
and composition. Individuals are then determined to have income levels above or below these

thresholds. For 22, the poverty income guidelinsst by the U.SDepartment of Health and
Human Services stands&it2,880 for single person famil$17,420for a family of two people
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$21,960 for a family of threand £6,500for a family of four.According to the20152019
American Community Surveysunderland hastagher poverty ratelB3.1%) than Franklin
County as a whole9(7%0).

Environmental Justice Populations

The Massachusetts Executive Office of Energy and Environmental Affairs established the
Environmental Justice Policy in 2002, with the aim to ensurerbtection of low income and
minority populations from a disproportionate share of environmental burdens, and to promote
community involvement in planning and decisimaking to maintain and enhance the
environmental quality of their neighborhootts Massachusetts, a neighborhood is defined as an
Environmental Justice population if any of the following are true:

1 The annual median household income is not more than 65 per cent of the statewide
annual median household income;

1 Minorities comprise 40 per ceot more of the population;

25 per cent or more of households lack English language proficiency; or

1 Minorities comprise 25 per cent or more of the population and the annual median
household income of the municipality in which the neighborhood is locat=drax
exceed 150 per cent of the statewide annual median household income.

=

Sunderland has three census block groups, two of which qualify as Environmental Justice areas.
Theblock group in the southwest section of towwncompassing the area south of fedL6 and

west of South Main Street, Hadley Road, and the southern portion of Russell Street and River
Road,has a median household income$d8,750 whichis 56.8% of the MA mediapand a

minority population 025.9%. The block group representing theea north and east of Route

116 qualifies as an Environmental Justice area due to income. The median household income in
this section of town is $55,081, whith64.2 % of the MA median.
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Figure 10: Sunderland 2020 Environmental Justice Populaons
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of Energy and Environmental Affairbitps://www.mass.gov/infdetails/environmentglsticepopulationsin-
massachusetts
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The 2021 Sunderland Housiggirvey
was distributed to Environmental

ﬂ ~ WE WANT YOUR THOUGHTS
Justice neighborhoods, through email n

] ON HOUSING IN SUNDERLAND!

- A housi ble?
(to the apartment complex managers FRIRUE NNNTE COmS amomee

= What kinds of housing do we need in

distribute), and as flyers posted at the Sunderland?

apartment Complexes, bus StOpS, Sunderland is updating its Housing Plan, Help us understand needs and

Sunder|and PUb“C Library and idennily priorites for the next 5 years, Pleass Nl out the onling survey
' by Movember 30 to let us know what you think|

businesses serving the apartmente T
survey was provided online and as
hardcopies in both English and
Spanish. A diverse range of residents
answered the survey, including 64
renter households (37% of
respondents). Twentseven percent

(27%) of survey respondents had Flyers were posted at apartment complexes, bus stops, an
household incomes belo$10.000 businesses in the Environmental Justice neighborhoods to
' encourage participation.

Income and Housing Costs

Low-income residents in Sunderland, especially residents living below the poverty line, often
have trouble finding housing that they can reasonably afford, and which costs no more than 30%
of their incomesHouseholdspending more than 30% of their income on housing costs are
considered to be ceburdened by housingt is estimated th&882% of Sunderland duseholds

with incomes below $3B800 are cosburdened by their housing expenditures and spend more

than 30% otheir incomes omousing 20152019American Community Survey fivgear

estimates Among Sunderlashhouseholds with incomes of $35,000 or m@@8p are cost
burdenedThe issue of housing costs relative to household inconaiscisssed more in the

Sectin 2 (Housing Characteristics) of this Plan.

Residents with Disabilities

The U.S. Census provides basic data on the prevalence of disabilities. As with st Gata,
information on disabilities is seteported by Census survegpendents. Data on disabilities
among Sunderland selents are presented in Tablelhe table excludes people living in
institutionalized settings, such as group homes or nurginges Overall, an estimate8 of

S u n d e rpbpalatidnthas disabilityof some type. Among the senjpopulation age 65 and
over,13% are estimated tbave a disability.
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Table 6: Sunderland Population with Disabilities

Age Group i-l;lzttiaﬂuﬁcl)\gg?irz]el\(ljon g;r:giﬁ[igth g?srggilniii\ggh
Population

Under 18 492 13 3%

18 to 64 2,583 190 7%

65 and Over 537 68 13%

Total 3,612 271 8%

SourceU.S. Census Bureau 20PD19American Community Survey fivgear estimates.

A number of these residents may need some form of modifiadcessibléousing, though it is
possiblethat some of this population already resides in housing that hasnoekfired to

accommodate them. As the serpopulation in Sunderland increases, masdents willheed
such accommodations.
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1.2 Current Housing Characteristics

This section summarizes Sunderl andébés current
housing age, tenancy, and construction trends. The section also compares housing statistics for
Sunderland to thosa surroundingcommunities, Franklin County and Massachusétte
informationpresented in this section primarily comes from the U.S. Carsilithe20152019

American Community Survey fivgear estimates. Thiata have beesupplemented with

information from the Sunderland Buildihgspector, Sunderland Assessansgdother sources.

Housing Supply

Sunderland has experienced significant population and housing growth since the 1960s. In 1960,
for example, the town had 1,27&sidents (U.S. Census). By 2000, its population had grown to

3,777 people, almost tripling the population in 40 years. Similarly the number of housing units in
town close to quadrupled during the 198W00 period, increasing from approximately 450

housingunits (1960) to 1,668ousing units (2000). n t he past two decades,
population has been relatively staldad housing growth has slowed.

During the 1960s and early 1970s, Sunderl andé
number of larg@partment complexes in town. Four apartment complexes built in Sunderland
during ths time contain an estimated 666using units. Initially, the apartment complexes

primarily served students from the University of Massachusetts at Amherst and other local
colleges. The University of Massachusetts is located less than 10 miles from Sunderland Center
with excellent bus service connecting the two locatidiaslay, the apartment complexes house a
mix of students, families, and young working adults. The graitiousing in Sunderland has
slowedsince 1990. As shown in Tablefrom 2000 to 2010the number of housing units in

town increased b¥% (U.S. Census). This pace of construction was slower than previous
periods,and slowethan Franklin County and Masgausetts as a whole asdmeneighboring
towns.Between 200 and 2@0, new housig units increased in town 86, which is the same

rateof growthasthe County but less thamost surrounding towns.
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Table 7: Total Housing Units, 2000through 2020, Compared to Neighboring Communities,
Franklin County, and the State

Area Total Housing Units Percent Change

2000 2010 2020 20002010 20102020
Sunderland 1,668 1,729 1,771 4% 2%
Amherst 9,427 9,711 10,748 3% 11%
Deerfield 2,060 2,181 2,292 6% 5%
Hadley 1,953 2,230 2,336 14% 5%
Leverett 648 811 827 25% 2%
Montague 3,844 3,958 4112 3% 4%
Whately 652 661 727 1% 10%
Franklin County 31,939 33,758 34,345 6% 2%
Massachusetts 2,621,989 2,808,254 2,998,537 7% 7%

Source: 2000 and 2010 U.Sensusand2020U.S. Census P94 Redistricting Data
Housing Age

According to the20152019American Community Surveyhe medan year of construction for

the current housingtock in Sunderland 5975 compared to a median year of construction of
1959f or Frankl i n Co Amestynated 6peantsfitha lgppusmd uoits Kk town
havebeen built since 1970. A peak period of construction was the 1970s when, as mentioned
earlier,four large apartment complexes in town were compl@teglire 1).

Figure 11: Age of HousingUnits in Sunderland and Franklin County
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m Sunderland ® Franklin County

Source: U.S. Census Bureau, 289 American Community Survey Fixear Estimates.
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New Construction

Table8 provides a summary of new housing construction in Sunderland for ttsixlgears,

from 2015to September 202Dbased on records maintained by the Sunderland Assessors and the
Town Building InspectorOver this timeperiod,13 new single family homes weebuilt, an

average of two homes per year. These homes were all permitted as either Approval Not Required
(ANR) or flag lots under the Zoning bylaw, and are located along existing roads in town. Eleven
(11) of the 13 new houses are located in the Rursid@stial zoning district, outside of the

village area of town, while two new homes were built in the Village Residential zoning district.

In 2020, construction was completed at 653 Amherst Road, the location of the 150 unit North
116 Flats apartment congX. As of September 2021, construction is underway at 120 North

Main Street for 33 units of affordable senior apartments. Both of thesefamlly projects

were permitted through the Ch. 40B Comprehensive Permit process.

Table 8: New HousingConstruction, 20157 202

YearBuilt | NeW ﬂg%igam"y New '\Alélrt'i];a';am”y
2015 2 0
2016 1 0
2017 5 0
2018 2 0
2019 1 0
2020 2 150
2021 0 33+
Total 13 183

*As of September 1, 2021
**Under construction
Source: SundeOffitaWId202A.s sessor s o

Types of Housing
Housing in Sunderland consists of a diverse mix of sifagtaly homes, duplexes, and muilti

family dwellings.An estimated% of Sunder | an ddnglefdamiyresidencgs, uni t s
14% are in buildings vth 2 to 4housing units, and7% are inbuildings with 5 or more units.
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Figure 12: Housing Type, Sunderland and Franklin County, 2019
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Source: U.S. Census Bureau, 289 American Community Survey Fixear Estimates.

Sunder | and o singlefanilpresidénces is sigaificantly lower than that for Franklin
County or the State aswhole. It is estimated that &of housing unit€ountywide and % of
housing units statewide consistsnfiglefamily homes Sunderland also has significanthore

housing in buillings with five ormore units @ of t he

t o wn éspecidilyinutlsei ng un

20 or more unit category which represents 26% of all housing units in &wmderland has a
higher percentage of muffamily housing than any othentm in Franklin County. Many of the
t o wn 0 sfamitythbusing units are contained withiund large apartment complexes.

Togetherthese complexes haweer800housingunits,or over 4
supply.

Housing Tenancy

0% f the townds tot

Housingtenancy refers to whether a house is occupied by a renter or homeowner. Sunderland

has a high percentage of rental housing. Over half of Sended 6 s

occupi &@) housin

are livedin by renters. This rental percentage is the highest of any Fraélinty townand
higher tharHolyoke (59%), Amherst(53%), and Springfield53%) percentages rental

housing Approximately 4% o0f Sunder | andds

oOCCuUupoccepkd. housing
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Table 9: Housing Tenancy

Tenancy Number_of P_ercent_of

Units | Occupied Units
OwnerOccupied 675 40%
RenterOccupied 1,002 60%
Total Occupied Housing Units 1,677 100%

SourceU.S. Census Bured20152019American Community Survey fivgear estimates.

Tablel0Os ummar i zes t he Kkey c hfwelagedta@ariment compgexes.f Sun (
Of thefive, Sugarloaf Estates on Route 47 (232 apartments) and Cliffside Apartments on Route

116 (280 apartments) are the largbkirth 116 Flats was constructed in 2020 and includes 150
apartments, 38 of which are incewrestricted and cannot be rented to stuaemy households.

Table 10: Apartment Complexes in Sunderland

Apartment Complex Year Built | Total Units ?)/;i Xﬁgtl:);gzalteas
Cliffside Apartments 1971 208 0%
Lantern Court Apartments 1960 52 Unknown
Social Amherst 1968 112 0%
Sugarloaf Estates 1977 256 0%
North 116 Flats 2020 150 0%

Source: LDS Consulting Group, LLC, May 2QEpartment listing search on Craigslist and UMass Amherst Off
Campus Housing, August 16, 2021.

Housing Vacancies

TheCensus Bureau characteri zes -tneoftypantevent 0 any
though the residence may be used as a second home twwvacene. According to the U.S.

Census, in 208.Sunderland hadn estimated 11@acant housing unit§'he vaant housing

included20 unitsfor seasonal or occasionade 43 units currently for rent, and 50 units that

were rented but not occupied

The Census Bureau calculates vacancy rates for towns based on the number of homes and rental
units that could bavailable for new residents to live in yeaund. These vacancy rates exclude
residences with seasonal or occasional occupants, as well as homes that are uninhabitable, and
homes that have been sold or rented, but whichireamoccupied. In 208the homewner

vacancy rate in Sunderlaméas estimated to be @4) and the rentalacarty rate was estimated

to be3.%%.

A healthy housing market is generally considered to have vacancy r&&%«br owner
occupial homes and-8% for rental properties. Sundd a wedy®w homeownewracancy rate
indicates alemand for more homeownership housing options in town20088Great Recession
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stalled new housing construction throughout the region and staéding a pentip demand for
housing. The vacancyatealso suggestthat people seeking to move to Sunderland, or to

relocate within the town, mayave difficuty finding affordable homeownershgptions.In

addition, as seen in Tabl®, rental vacancy rates may be lower than what is estimated, given the
very low vacancy rates at the large apartment complexes in town. Overall there &ppears

high demand for housing of all types in Sunderland.

Table 11: Homeowner and Rental Vacancy Rte, Sunderland, Franklin County, and
Massachusetts

Homeowner Rental vacancy
vacancy rate rate
Sunderland 0.0% 3.9%
Franklin County 1.0% 3.0%
Massachusetts 1.0% 3.6%

Source:U.S. Census Bureau, 20PB19American Community Survey fivgear estimates.

The impacts of COVIBLY appear to be exacerbating the housing supply issues in the region. In
Sunderland and the region, the number of homes for sale and days on the market are down,
meaning the homes that are available are being purchased quickly. lsagpbf has pushed

prices up in the region. Adding to the situation is an influx of new residents from urban areas,
where incomes are typically higher and who can pay more for a home than the average local
wage earner. As of July 202igmes in Sunderlarategenerallyselling above asking price. On

the rental side, federal and state eviction moratoriums have helped renters stay in their homes
during the pandemic. This also has meant that few rental units are turning over, making it
difficult for people loding for a rental unit to find one.

The 2020 U.S. Census redistricting data includes information on occupied and vacant housing
units (but does not break the data out into rental and homeownership vacancy). This preliminary
data set of the decennial caeshows a smaller number of vacant units in Sunderland compared
to the 20182019 estimates. The 2020 count of vacant units was 67, compared to the 2019
estimate of 113.

Housing Costs

Housing Cost Data from th€0152019American Community Survey

Housing costs estimated from the U.S. Cesugrican Community Surve§ACS) differ from
marketrate home and rentplices. There are a number of explanations for this. Madtet
prices reflect only what is beirdnarged to new homeowners and rentevsiime housing costs
for households who have livedtine same dwelling for a lortgne. For example, rents for long
term tenants are often well beldle rents charged to new tenants. In additioreyaliknitation

of the ACS informatioron housing is that only a portion of the population in town is surveyed

28



Sunderland Housing Plan

each year, so the data comes with a margin of eifben availablepther data sources are used
to supplement the ACS data facent rents andousing prices

Rental Housing Costs

In 2019, the median gross reimt Surderland was estimated to b#,456 which includegent

and utilites (gas, oil, and electricitypunder | andds rent al housing pr
for Franklinand Hampshire CountiesmdMassachusettsoveraBunder | andds medi an
was also higher than Amherst, which also has relatively high rental Thete higher rental

costsillustrate how the large population of college and graduate students in Sunderland impact

rental prices for the town as duale. A2015housing market study for the Town of Amherst,

where many students also liveoff-campus rental housingxplains that students pay on a-per

bedroom basis, not for an entire apartment, and often receive financial assistance to cover living
eppenses. Consequently, apartment rents are se;
higher than what a low or moderate income household coulfl pay.

Table 12: Estimated GrossRental Housing Costs, 209

Median Gross Rent
Sunderland $1,456
Amherst $1,376
Franklin County $976
Hampshire County $1,119
Massachusetts $1,282

SourceU.S. Census BureaBp152019American Community Survey fivgear estimates.

Among thefive largest apartmeromplexesn Sunderlandtherent fora two-bedroom

apartment rangefrom $1,200to $,758 The different prices reflect the utility costs included in

the rent and the amenities at different complégees Table 13)Some of the complexes also

offer other amenities at no extra charge. Fongda, Sugarloaf Estates has a pool, a

playground, and high speed internet access. These types of amenities are reflected in Sugarloaf
Estateds higher rental pr i choghll6Clats ik thesnevekst Ap ar
apartment complex anchb some of the highest rents. This complex charges per bedroom, and is

set up specifically for students. Théd&droom rental cost of $2,758, for example, is actually

meant to be split four ways, because each bedroom is outfitted for double occuperidyrth

116 Flats rents illustrate how pleedroom pricing results in higher per unit rental costs.

8 Amherst Housing Market Studyrepared for the Town of Amherst by RKG Associates, Inc. March 2015.
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Table 13: Rental Prices at Apartment Complexes in Sunderland

e The North 116 | North 116

Cliffside Court Social Sugarloaf | Flatsi Market Flats 1

Apartments Estates Rate (112 | Affordable

Apartments | Amherst - X
units) (38 units)
Monthly Rents
$1,069- $1,243-
1 bedroom $1.211 N/A N/A N/A $1,879 $1.331
$1,411- $1980- $1,420-
2 bedroom $1.470 $1,200 $1,600 $2240 $1,678- $2,758 $1.597
3bedroom|  $1,750 N/A N/A N/A | $2,577-$3,837| L%
$1,845
Utilities Included in Rent
Heat No No No Yes Yes Yes
Hot Water In some No Yes Yes ves
units Yes

Electricity No No No No No Yes
Internet No Yes No Yes Yes Yes

*North 116 Flats charges on a gezdroom basis. Rents in this table were calculated based on number of bedrooms

per unit and the pdvedroom cost.
Source Apartment complex websitesd the Universy of Massachusetts Amherst Off Campisusingwebsite,
https://offcampushousing.umass.edu/

Housing Values and Homeownership Costs

The American Community Survey (AC8athers data on housing values by asking owners what

they believe theihomes, including lad, to be worth in the current readtate market. It is

important to note thatthat owners believe to be the value of their homes, may or may not be
similar to the currenmarket valueof those residences. The A@Busing value data include both

properties that areurrently for saleand those that are not. In Z)theestimatednedian
housing value for an own@ccupiechome in Sunderland was $288,500, higher than the
estimated median values for Franklin and Hampshire Counties.

Table 14: Estimated Median Housing Value, 209

Median Owner-

Occupied Housing

Value
Sunderland $299,800
Franklin County $232,100
Hampshire County $283,100
Massachusetts $381,600

SourceU.S. Census Bureau 20PB19American Community Survey fivgear estimates.

For estimates of current housing values, it is also useful to examine residential home sales data

Residential sales informationasv a i

abl e

from

t he

Depart ment
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Servicedor past sales, and from the Realtor Association of Massachusetts for more recent sales
Table b presents the data on singémily, condominium, tweand thregfamily home and

apartment buildingales inSunderland from 24 to 2019. Figure13 depictsthe trend in the

median sale price for singfamily homesand condominiumsver the same period.

Table 15: Home Sales in Sunderland20142020

Single Family - Two & Three Family | Apartments 4 units
Condominiums
Homes Homes and over

vear # of Median # of Median # of | Median Sales| # of Median

Sales | Sales Pricg Sales | Sales Pricg Sales Price Sales | Sales Price
2014 | 21 $245,000 2 $176,700 1 $335,000 1 $210,000
2015| 26 $285,000 3 $255,000 0 $0 0 $0
2016 | 23 $317,000 1 $227,500 1 $287,500 1 $615,000
2017 | 24 $305,000 9 $259,000 2 $295,000 0 $0
2018 | 21 $300,550 2 $202,000 0 $0 0 $0
2019 | 19 $350,000 6 $294,950 4 $287,500 2 $1,218,500

2020 33 $342,500 0 $0 ND ND ND ND
Source: Massachusetts Department of Revenue, Division of Local Services LA3 parcelXEdidlassachusetts
Association of Realtors market data.

Figure 13: Median Single-Family & Condominium Sale Price in Sunderland20142020
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Source: Massachusetts Department of Revenue, Division of Local Services LA3 parcel2g2idlassachusetts
Association of Realtors market data

Sunderl anddés median single family sale price
$245,000 in 2014 to $350,000 in 2019. The number of sales fluctuated between 19 and 26 single
family homes per year. Homes in Sunderland sold for more than in ibe ssga wholeFor
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example,m 2019, Franklin Countyds median single
Hampshire Countyds median single family sal

In 2020, Sunderland experienced an increase in the number of sales, while thene¢kan

sale price remained stabkeanklin County also experienced an increase in single family sales
during 2020, but also experienced an increase in median sale price $inglé.family lome

sales datdy month from January 202krough July 2021dr Sunderland and Franklin County

show the large difference in median pribesween the two geographi@dgure 12) Overall

during COVID, median priceBave risen, while inventorgf homes on the markanhd average

dayson the market have decreased. Herare also generally selling for above asking price. It is
unclear how or if these trends will continue as the pandemic changes, however, it appears the
pandemic has only exacerbated what was already a tight housing market in Sunderland and the
region preCOVID.

Figure 12: Monthly Median Single Family Sales Price, Sunderland & Franklin Couny,
January 1 July 2021
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n $420,000
g $400,000
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» $200,000
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S $100,000
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$0
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Month / Year
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SourceMassachusetts Association of Realtors Market Oatas://www.marealtor.com/markeata/

As Table B shows below, monthly housing costs (including mortgage, insurance, and utilities)
for home owners can vary considerably depending on whetmeat the home is mortgaged. In
2019, theestimatednedianmonthly total housing cost for homes in Sunderland without
mortgage was&l1, and theestimated median monthtpst for homes with mortgages was
$1,229 Sunderland s h o me o wn e r focmostgaged romemr sligbtiw legher when

the home is not ortgaged, than the region.
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Table 16: Estimated Homeownership Housing Costs, 2L

Median Monthly Owner Costs
Area Housing Units Housing Units
with a Mortgage | without a Mortgage
Sunderland $1,229 $811
Franklin County $1,592 $655
Hampshire County $1,826 $725
Massachusetts $2,225 $812

SourceU.S. Census 20:8019American Community Survey fivgear estimates.

A major housing expenditure for many homeownetbeir property tax. Tablg7 gives the

annual average property tax for a sinfglsily home in Sundeaind for the fiscal years of 26-

2021 During most of that per ihbildncreaSed slighttyfroma nd 6 s
year to yearwith an overall increase 4B%. Over the same time period, assessed values of

homes increased 996. Asof 20, Sunder |l andds averfamglehompes operty
is lower than tle State average, rankin@&out of the330 municipalities inMassachusetts

reporting property tax data to the State.

Table 17: Average Assessed Values and Tax Bills for Single Family Hom&§152021

Fiscal Single Family Residential Tax | Average Single Rank - High to
Average Assessed : ;
Year Rate Family Tax Bill Low*
Value

2015 $276,089 14.31 $3,951 209
2016 $276,666 14.66 $4,056 212
2017 $278,187 14.34 $3,989 231
2018 $278,846 15.00 $4,183 225
2019 $290,354 15.33 $4,451 218
2020 $299,107 15.44 $4,618 216
2021 $299,938 15.49 $4,646

*2021rankings will not be published until all community tax rates are approved
SourceMassachusetts Department of Revenue, Division of Local Services

Housing Costs and Affordability

Housing is generally def hoidegpend m morethai 30%bfor d a b |
their gross income on hauag costs. For renterBpusing costsclude rent and utilitiesuch as

hot water, electricity, and heat. For homeownleosising costs includaortgage principal,

mortgage interest, mortgage insur@ngroperty taxesjomeownersnsuranceand utilities

Households that spend over 30%lwéit incomeon housing are considered toibe o s t

Y

burdened. o
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This section explores the degree to which housing in Sunderland is affordable to individuals and
families of different incomes. The available data on housing costs shows that while housing in
Sunderland is affordable for some residents, masydents, especially thoséth low incomes,

may be cosburdened by their housing expenditures.

Figure 13shows the estimated number of homeowner an@rbotiseholds that spend more
than 304 of their grss monthly income on housing cod#any more renter households are
costburdened by housing than homeowner househgldgstimated% (45 householdspf
homeownes and30% (293 householdspf rentes spend more than 80of their gross monthly
income on busing and are therefore considered to beloostened by housingrive percent
(32 householdspf homeownes, and43% (421 householdsdf rentes are considered to be
severely cost burdened by housing, spending more tiarobtheir income on housing.

Figure 13 Homeowner and Renter Households CogBurdened by Housing

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Homeowner

m Not burdened m Cost burdened = Severely cost burdened

Source:U.S. Census 2018019American Community Survey fivgear estimates.

Figure 14shows he percentage of income spent on housing costs by househgéddtor

renters, every age group has a large amount of households who drerdested. The age group
with the largest number of cestirdened households is between 25 to 34 years old. The group
with the highest percent of cestirdened households are aged 24. An estimated 78% of
renter householders in this age group are-bosiened by housing. While it is assumed that
many renters in Sunderland are students at the nearby colleges, and therefore have lower
incomes, an overwhelming number of Sunderlardars pay more than they can afford on

"The U.S. Census Bureau defines a householdéegserson (or one of the people) in whose name the housing unit
is owned or rented (maintainedr, if there is no such person, any adult member, excluding roomers, boarders, or
paid employees. If the house is owned or rented jointly by a married couple, the householder may be either the
husband or the wife. The person designated as the houseisdluet'reference person” to whom the relationship of
all other household members, if any, is recorded.
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housing.As discussed earlier, Sunderland has higher rental prices than Franklin and Hampshire
Counties and the State overall, which nedentingin Sunderland unaffordable farany
families andworking adults

Figure 14 Housing CostBurden by Agei Renter Households

400

» 350
ie]

© 300
e

$ 250
>

£ 200

3 150
o

& 100

0

15to0 24 25to 34 35 to 64 65 and over
Age of Householder
m Cost-burdened m Not cost-burdened

SourceU.S. Census 2013019American Community Survey fivgear estimates.

Among homeowners;igure 15 shows the cebtirdened householders in Sunderland are in the
35 to 64 and 65 and over acgtegories. The majority of homeowners are not paying more than
they can afford on monthly housing costs.

Figure 15: Housing CostBurden by Agei Owner Households
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SourceU.S. Census 2018019American Community Survey fivgear estimates.
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The vasimajority of homeowners in Sunderlan®¥®) are age 35 or older. The low number of
homeowners under the age of 35 suggests that affordable homeownership options in Sunderland
may be limited for firstime homebuyers, who ofterre younger antlave lower inomes.

Sunderland is committed to addressing housing issues among the young families in these age
groups and to creating affordable housing options for them.

Figure 16 shows current housing costs compared to average incomes in some of the top

industries inwhich Sunderland residents are employed. As shown, single income households
earning average wages are priced opatndenict Sunde
Many single income average wage earners would also find it difficult to afford an apiirime
Sunderland. Dual income families have a better chance of affording a home in town, though as
shown previously, sale prices in town have increased sharply since 2019.

Figure 16: Average Area Wages Compared to Housing Costs in Sunderland

Necessary Income to Afford 2019 Median-Price_m
Home in Sunderland ($350,000)

Teacher Salary Sunderland Elementary School $66,773
Educational Services $62,102
Manufacturing $59,756
Necessary Income to Afford Average Rent jig $58.200
Sunderland ($1,456) :
Sunderland Median Household Income $55,625
Health Care and Social Assistance $46,876

Retail Trade $33,789

Agriculture $30,921

$0 $40,000 $80,000 $120,000
Average Annual Wage

Sources: 20 Employment and Wages (282) data for the Franklin Hampshire Workforce Development Area;
20152019 U.S. Census Bureau American Community Survey; Massachusetts Department of Elementary and
Secondary Education 2020 School District Profiles.
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Long-Term Subsidized Affordable Housing

When housing affordability is considered in termshafSubsidizedHousinglnventory(SHI)

maintained by the Department of Housing and Communityel@gwment (DHCD), Sunderland
has183housing units thatuplify as affordabléTable18) represenhg10.”00 f t h &total o wn 0
housingstockk t 6s I mportant to note that many of the
affordable are actually market rate rental units. The State allows communities to count all units

in a rental development on the SHI when at least 25% of the units are edsasaffordable to

households earning 80% Area Median Income (AMI) or less. The North 116 Flats apartment
complex was developed through a Ch. 40b Comprehensive Permit, and includes 38 affordable

units out of 150 total units. Even though only 38 unitsaataally affordable, all 150 units are
counted on the SHI. The other 33 wunits includ
Place units, currently under construction at 120 North Main Street. This development is also
permitted through 40b, but alB3ental units will be affordable to seniors and persons with

disabilities at varying income levels, including for very low income households. Overall,
Sunderlandchasa comparable SHI percentage as most surrounding towns, with the exception of
Deerfield, Leverett, and Whately, which have considerably less subsidized housing.

Table 18: SubsidizedHousing Inventory Units in Sunderland and Surrounding Towns

Town ngesail:lgal:]?tcsi SHI. EIigib!e % of Yea_r—

(2010 Census) Housing Units Round Units
Sunderland 1,718 183 10.7%
Amherst 9,621 1,215 12.6%
Deerfield 2,154 33 1.5%
Hadley 2,200 275 12.5%
Leverett 792 2 0.3%
Montague 3,926 375 9.6%
Whately 654 4 0.6%

Source: Department of Housing and Community Development, Chapter 40B Subsidized Housing Inventory (SHI) as
of Decembel1, 2Q20.

In order for housing units to be considered affordable and eligible for listing on the Subsidized
Housing Inventory, they mustave longterm restrictions that guarantee that the units are sold or
rented at prices affordable to households making no more tBani8be Area Median Income
(AMI), adjusted for household size. The AMI for Sunderland i212@ccording to the U.S.
Department of Housing and Urban Development (HUD)8& 800 Table19 shows the income
limits by household size awhatthe estimated maximum sales and rental prices for affordable
units in Sunderlandould be in 2@1. HUD uses a complex calculationdetermine the income
limits adjusted for househokize displayed in Tabl£9. The AMI of $82,900is not adjusted for
household size and is used for planning purposes sty as to approximate the number of
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Sunderland households that fall within diffat income categories as shown in Tdbéarlier in
this section.

Table 19: Estimated Maximum Sales Price and Rentsoff an Affordable Home, 2021

. Maximum Rents**
Household O Bedroom | Maximum (including heat and
. (HUD 2021 80% AMI . N i~
Size for Sunderland) Size Sales Price utilities or a utility
allowance)
1 $47,150 1 $154,000 $1,031
2 $53,850 1 $175,000 $1,178
3 $60,600 2 $198,000 $1,326
4 $67,300 3 $220,000 $1,472
5 $72,700 4 $237,000 $1,590
6 $78,100 5 $255,000 $1,708
* Based on a 30 year mortgage wb down at &8.25% interest rate, using Sunderland's current property tax rate
of 15.49 Maximum Sales Pricegg Bedroomi ncl udes a fAwindowo of affordability

costs equal to 30% of 70% AMI, amglultimately determined by DHCD and is adjusted annually to account for
updated municipal tax rates, interest rates, and updated Area Median Income limits.

** Affordable unit rents are determined by creating a "window" of affordability based on reats@80% of 70%

of median income. Rents must include heat and utilities or a utility allowance. Rents are ultimately determined by
DHCD.

Source: U.S. Department of Housing and Urban Development and Massachusetts Department of Housing and
Community Develoment.

Sunderland is committed to increasing its supply of {tamgn affordable housing, and in
maintainingt h e <$Sgoa df leading 1% of the yeairound housing units in each towave
guaranteed longerm affordability for low and moderatacomeresidents. The Town héeid
out a number of strategies for expanding its affordable housing supply over the peatsl5
These stratgies are discussed in Sectioof3he Housing Plan.

Housing Developments Currently in Process

Since the last Housing Plan, Sunderland has added 183 units to its Subsidized Housing
Inventory. 150 of these units are part of the North 116 Flats development, completed in 2020. As
noted previously, the number of actual affordable units in this develdpsm®8, or 25% of the

total number of unitSVhen rental developments include at leastb26fordable units, the State
allows all units within the development to be included on the SHI

The other 33 wunits t hatSHIhra aesultobteecsSandeasdndPace t o t h
developmentln 2014 the Town purchased a property at 120 North Main Street for the purpose

of creatingaffordablehousing on the sit@.he purchase was funded by $265,000 in Community
Preservation Act (CPA) fund$he 2.8 are site has an existing singl@mily homeand space for

additional unitsResults ofthie 2013Sunderland Community Needs survey showed public

support for new senior housing in towkaiSupply and Demand Analysis prepared for the Town
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in June 2015 recommeedsenior rental housing for the site, with the majority of the units
affordable to senior households earning no more thémd@he AMI2 Preliminaryfeasibility
studiesfor the siteshowed 16 to 22units of housingn the site

Sunderland does not haplanning or community development staff. To help guide the
development of the site, the Town convened the 120 North Main Street Committee. The
Committee included abutters to the site, and members from the real estate, engineering,
architecture, and interr design fields, among others. In 2016 the Town was successful at
applying for a PATH (Planning AssistantmevardHousing) grant from the Massachusetts
Department of Housing and Community Development (DHCD) to hire the Franklin Regional
Council of Goverments tchelp the Comntiee develop a Request for Proposalprocure a
developer for the site. A Special Town Meeting in the fall of 2016 provided the 2/3rds majority
approval needed to dispose of the property for the purpose of affordable senior.nbusing
Town then issued the RFP and received one proposal from Rural Developmé@DIncwhich

was accepted by the Town. The proposal included rehabilitation and reuse of the historic home
on the site, and the addition of a new three story buildingetogar of the site, for a total of 33
affordable senior rental units.

RDI partnered with Valley Community Development Corporatmmproject managemeon the
developmentln 2017, Town Meeting approved an addiab$100,000 of CPA funds for the

projecti n 2020, the project was awarded funding t
construction began in March of 202%ase up and occupey is expected to begin #022. The

Town of Sunderland contributed $3660 in CPA funds towards the project, leveraging over

$10 million from other funding sources.

8 Supply and Demand Analysis for 120 North Main Street, SunderlandPpared for the Town of Sunderland by
Lynne D. Sweet, LDS Consulting Grougd,C, June 30, 2015.
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1.3 Regional Housing Characteristicsand Needs

Housing is a regional phenomenon as people Beaking in multiple towns depending on a
number of factordNew employment opportunities in one town can impact housing demand and
needs in surrounding townSunderland is well aware of thegional nature of housing, as
studentsand staff alUMassAmherstand colleges outside of its bordéve in town This

sedion reviewsregional housing characteristics and neddswing from U.S. Census data as

well as several key resources.

Current RegionalHousing Characteristics

There are a total 4,134housing units in Franklin County and a totaBOf569households
according to 2012019U.S. Censusstimates This means that there are onlg&h5 more

housing units than there are households that reside in Franklin County. However, the supply of
vacant units available for occupation is much smaller thamifference between the number of
households and the number of housing Ufitble 20) Some units are second honoeshort

term rental®ccupied by nomesidentsand other units may not be available for occupation due

to code violationgOther vaant).

Table 20: Characteristics of Vacant Housing Units in Franklin County, 2019

Total Vacant Housing Units 3,565 100%
For rent 306 9%
Rented, not occupied 179 5%
For sale only 203 6%
Sold, not occupied 114 3%
For seasonatgecreational, or occasional use 1,348 38%
For migrant workers 0 0%
Other vacant 1,415 40%

Source: U.S. Census Bureau 2018019 American Community Survey Fixear Estimates.

A healthy housing market is generally considered to have vacancy rates between 2% to 3% for
owneroccupied homes and 4% to 5% for rental propertie019,Franklin Count$ sacancy
rateswere estimated &t.0% for owneroccupied housing units ar3d0% for rental housing

units. These low vacancy rates indickevery tight housing markgbre COVID-19 pandemic

As a result, residents may have difficulty finding suitable housing and the price of housing may
be inflated due to the lack of supply.

Sincethe onset of the COYJ-19 pandemic in Massachusetts, the houslagket has become

even tighter in Franklin County. On the homeowner side of the market, sale prices are up, and
the amount of inventory on the market is dowrom 2019 to 2020, median sieghmily home

prices rose 8%, from $226,500 in 2019 to $245,000 in 2020, while the number of homes for sale
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fell by 49%, from 2,552 in 2019 to 1,305 in 2020. These trends are continuing into 2021.
Between January and August, 2021, the year to date medlige family sale price increased by
21% to $280,000, and the inventory of homes for sale decreased by 58% to 493, from the
previous yea®.

Over the past decade, single family sale prices have increased at a higher rate than median
household incomeéBetween 2010 and 2019, median incomes in the county increased by 17%,
while single family home prices rose by 26%. In the past year and a half, the gap has accelerated,
with single family sale prices rising by 2486 of July, while many households contitoe

struggle financially due to the panderfkigure 16) Homeownership in Franklin County is

more unaffordable than in Hampshire or Hampden Coumib#e median sale prices in

Hampshire County, for example, are higher (current median sale price 0883y} higher

median incomes that countyhelp make up for the higher pricésgure 17)

Figure 16: Franklin County Median Household Income Compared to Median Single
Family Sale Price
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Source: U.S. Census Bureau American Community Survwégas Estimates; MA Association of Realtors Single
Family Home Sales Market Data

9 Source:Massachusetts Association of Realtors market détas://www.marealtor.com/marketata/
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Figure 17: Homeownership Affordality Index, July 2021

ledian Income:

‘“Median
Housing

£ 2027 Mapbox © OpenStreatMap

A HOAM index value lower than 100 indicates that the median household insdnseifficientto cover the annual
costs of owning a mediggriced home (the housing cost is greater than 30 percent of income). Source: Federal
Reserve Bank of Atlant&ttps://www.atlantafed.org/centéwr-housingandpolicy/dataandtools/homeownership
affordability-monitor.

On the rental side of the market, many households are paying unaffordable prices for housing.
Franklin County has higher rates of housing cost burden (paying more than 30% of income on
housing) and severe cost burden (paying more than 50% of income amgh@mnsong renters

than the StatgFigure 18)even though rents overall are lower in our region.
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Figure 18: Renter Housing Cost Burden, Franklin County and Massachusetts
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In fact, over the past two decades, rental costs increased at a greater rate in rural MA counties, as

a share of household income, than in urban aheaspril 2021, the Federal Reserve Bank of

Boston publishedRental Affordability and COVIEL9 in RuralNew Englandvhich highlights

the need for more affordable rental options in rural New England counties, including Franklin

County. The report underscores how low incomes in rural areas impacts housing affgrdabilit

The authornotesi even where rents are | ower, househol d
financial pressure, not if lower incomes negate the benefits of low her819, for example,

the rural communities in Western Massachusetts had abh@rag rates of housirgost burden
despite that areads average r ent -aleeavenagéi®about

The report also explains that from 2000 to 2019, the share of income that rural renters spent on
housing increased at a grelatate than for urban renters, mearfingal renters saw a greater
l oss of rental affordability dudiThisnvgsespbcialty per i

A

true for Massachusettsod rur al counti es.

Despite a slight loss in population sir®@00, the number of households in the county has
increasedFigure 19. Number of households is more relevant than total population when
considering housingeeds, because one household occupieshousing unitWhile total
housing unitdave increased ev timeas wel| the Countyalso experienced an increase in

10 Rental Affordability and COVIEL9 in Rural New England-ederal Reserve Bank Boston, April 21, 2021. Page
6.
1 1bid, page 8.
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vacant housing units that are not available foryeand housing. These include seasonal,
second homes, and shtetm rentalg39% increase since 200@s well as housing that cannot
be occuped for code reasons or that may be in foreclosure or other legal ré@8%msicrease
since 2000)

Figure 19: Franklin County Rate of Change- Households, Population, and Housing Units
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Source: U.S. Census 1990, 2000, 2010 Decefi@nkus; 2020 U.S. Census-P4 Redistricting Data; U.S. Census
20157 2019 American Community Survey Fixear Estimates

The majority of housing in Franklin County is sing#nily housing (69%). The rest of the
housing stock isnade up of twdamily homes (10%), 3 family homes (%), multi-family

homes with 5 or more units (11%nd mobile homes ¢8). Franklin County has a higher
percentage of single family homes than the State, where S5hgnads are singlamily.

Housing productioiin recent yearhas been mostly single famiypmes (Figure 20 meaning
overall the housing stock is becoming less diverse over time. Housing production dropped off
drastically at the onset of the Great Recession, and has stayed slow through 2019.
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Figure 20: Housing Units Permitted in Franklin County, 2000- 2019
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Thirty-sevenpercent of the housing in Franklin County was built prior t40L9Vhile older

homes provide the region with a rialchitectural and historical heritage, it also means that

many homes are probably not energy efficient, require high maintenance, and may contain lead
paint. Currently,2% of the countyds housi ngbasedpsintivasi | t
still allowed. An estimated 79% of rental housing in Franklin County was built prior to 1979.
Older rental housing units tend to be the most affordable type of housing in the region. This is a
particularly important issue for affordable housing as families Withsing Choice Vouchers

have reported difficulty in locating units that fall within the required payment standards and are
lead paint compliant.

In addition to leaebased paint hazards, there are also a number of housing units in the county
that are suftandard for other reasqnscluding health and safety code violations due to

structural defects, substandard plumbing or electrical systems, failing septic systems and other
health hazards such as mold. As previously noted, low income households ammonadikely

to live in substandard housing because it is typically the cheapest unsubsidized housing
available. In addition, they may be less likely to complain about conditions to landlords for fear
of losing the only housing they can afford.
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Current Regional Housing Needs

According to theGreater Springfield Regional Housing Analys@snpleted by the UMass
Amherst Donahue Institute in March 20Etanklin County has a current gap of roughly 1,232
housing units (4% of current total housungts). In 2025, the gap is projected to grow to 2,296
(7% of current total housing units) if production does not increase from current(leigeise

21). As a percetage of total housing units, Franklin County hdarger housing shortage than
HampshireCounty, and a comparable housing shortage to Hampden Cu\imtg housing is
needed at a variety of price points for a range of income levels, the largest gap in available
housing currently is for apartments with reot$500 or less that serve extresnklw income
households.

Figure 21: Projected Housing Unit Shortage in Franklin, Hampshire, and Hampden
Counties

m Franklin County mHampshire County mHampden County
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SourceGreater Springfield Regional Housing AnalydifMass Donahue Institute, March 4, 2021.

The burden of low incomes in our regiomst felt equally across racial and ethnic groups. A
high proportion of households of color in Franklin Countyndaw incomes, even though people
of colorrepresent a small proportion of the overall population (Figure 22). Lack of affordable,
guality hougng, therefore, disproportionately impacts households of color in our region.
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Figure 22 Estimated Household Incomein Franklin County by Race and Ethnicity
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Source: 201582019 U.S. Census Bureau American Community Survey ¥Fear Estimates.

In 2019, theMassachusettRural Policy Advisory CommissiofRPAC) published the
Massachusetts Rural Policy Plarhich included a Housing section that outlines challenges and
opportunities for creating the housing rural areas need. The section was déweitbpinput

from a variety of housing stakeholders in rural areas across the State. Key rural housing
development issues idefitid include:

1. Rural towns are experiencing a shortage of affordable and workforce howsing
mismatchexistsbetween théousing we have and the housing we need

2. Wages have not kept up with the cost of housing. The cost of living in rural areas is even
more unaffordable when transportation and home energy costs are added

3. High development costs, lack of infrastructure armdll@apacity, and the small scale of
developmenin rural areasplace significant constramon rural housing production; i.e.
rural housing developmenti®t economically feasible or competitive for funding
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4. There is insufficient funding to fully addse rehabilitation of the aging housing stock;
low property values in economically distressed rural areas make it difficult to justify the
high cost of rehabilitating a property

5. Without public investment in housing for rural areas, we will continue tdseaward
population trends, displacement of our most vulnerable residents, and difficulty in
keeping and attracting employers and workers

RPAC continues to work towards addressing these challenges througlesthtalvocacy for
equitable funding angdrograms in rural areas. The influx of American Rescue Plan Act (ARPA)
funding to towns and the State represents an opportunity to address these ngatlareasAt

the same time, towns like Sunderland can proactivelyfolahousing bydentifying where and
how new housing is desired in toyand implementing strategies to meet local and regional
housing production goals

1.4 Future Housing Demand

According to thdJMass Donahue Institufgopulation projections, Sunderlaingd pop ulll at i on
decline by approximatel97 peopleby the year 280. Assuming the currdraverage household

size of 214, this would translate to decreasef roughly45 households during this time period.

As discussed earlier in this plaecent housing developmeimtstown are not reflected in the

2020 U.S. Census data or the UMass projections. As of 268&truction othe 150 units at

North 116 Flats, 38 of which are restricted affordable forstodent households, is complete.

Another 33 units of affordable s®r housing is under construction at 120 North Main Street,

with occupancy expected in 2023. These develo
population by well over 100 people.

Regardless of projectisnthe makeup of households in town is likely to change significantly
during this time period, affecting housing demand and needs in town.

Existing housing stock in towmay not be affordable, accessible, or the right size for future
householdsTable 2 displays the eshated housing needs in Sunderldry2030, by age and

income( based on the UMass Donahue I nstitutebds po
overall loss of population by 2030l of the new housing demand by 2030 falls within the

senor age category, as this segment offibpulation is expected tocrease by over 60% the

next10 years. Mt all senior households will need t@we out of their existing homelslowever

there will still be a strong need for accessible, affordable senior housing in town as the

population ages. A majority of these new senior housintg shiould be affordable teery low

to moderatencome householdsvhich currently account for98% of senor households in town.
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Table 21: Estimated Housing Needs in Sunderlandby 2030, by Age and Income Level

% of 2030| 2030 Total
Income Brackets as | % of Senior | 2030 Senior Working Age Working Housing
a percent of the HH within Housing 979 Age Units
. . HH within .
Area Median Income Units | Housing | Needed by
ncome .
Income Bracket Needed Bracket Units Income
Needed Bracket
Income Less than o 0
30% AMI 15% 27 25% -36 -9
Income Between 309 o 0
and 50% AMI 19% 34 12% -17 17
Income Between 509 o 0
and 80% AMI 14% 25 18% -26 -1
Income Between 809 o o
and 100% AMI 21% 37 12% -17 20
Totals 69% 123 55% -95 28

*Based on 2030 population projections by age and the 2010 average household size (2.21).
Source: 2002013 American Community Survey fiyear estimates; UMass Donahue InstitiRepulation
Projections. December 2013.

Senior housing needs could be met in a variety of ways, inclsduagler singlefamily homes,
assisted living facilitiessgondominiumssingle-family homesconvertednto multi-family homes
accessory apartmentmd affordable and market rate rentals. Beyond the next 20 years, the
senior population will eventually begin to shrink, so any new housing geared towards seniors
should also be built with future generations in mind. Housing that may be suitable fos senior
now, but that could accommodate a young couple or family in the future, will serve the town for
many generations to come.

Population projections are based on demographic models and historic trends, and do not
incorporate many of the factors that cauafn c e a t agwwtld SThe$edactors irclude
employment opprtunities and the availabilityf land for new constructionSunderland has

zoned the area surrounding the village center at the intersection of Routes 116 and 47 for a mix

of businessd residential development. The Zoning Bylaw includes a Planned Unit

Development Overlay District withithis area that allows for compact, mixed use development

on lots over 80,000 square feet. Development of this nature could increase employment and
housng opportunities in the town center. Enrolimehainges and availability of student housing

at UMassand the other colleges in the regwitl alsoc ont i nue t o sipopplaiant t he
and housing demand.
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1.5 ldentified Housing Needs

Sunderland and the region are experiencing a tight housing market. Lack of housing production,
starting with the Great Recession in 2008, limits supply, pushing prices up. The OVID
pandemic has only exacerbated the supply issue and increased thg h@fostability gap for
residents earning median incomes in the region, as buyers from higher income areas are
purchasing properties at much higher prices than what most locals can afford. In Sunderland,
rental prices are high due in part to the studeptfadion living in town. Students typically rent

on a per bedroom basis, which makes rents for most single income households, and many dual
income households, unaffordable in town.

It is important for the towito proactively plan and implement strategio ensure affordable
housing options are available in town for households at a variety of income levels. This will
includededicated, deetkestricted affordable housing unitgat are tied to area incomes and not
subject to extreme market shifts, asivaal housing options and supports that add affordability
for residents without a deed restriction.

Based on the data collected in the Housing Needs Assessment, and results from the 2021
Sunderland Housing Survey, tBenderlandHousing Committe@as iderified housing needs
among the following population groups:

Firsttime home buyers

Sunderl andbs wor kforce
Low and moderatgncome families

Residents with disabilities

Seniorresidents

= =4 =4 -4 A

First-Time Home Buyers

Sunderland is an attractive place to live, hothe sale prices reflect this. Unfortunately, lack of

housing supply has pushed prices so high that many faja$pecially firstime homebuyers,

are priced out of owning a home in town. As of September 2021, the median sale price in
Sunderland is $42562 (based on 9 sales), up 23% from one year ago and significantly higher

than the median sale price in Franklin County ($282,000) and Hampshire County ($367,850).
Costburden among existing homeowners in Sunderland is low, but the ability for a family

earning median income in town or the region to purchase a home in Sunderland is extremely
limted.For i nstance, the affordable sale price of
median household income of $55,625 is about $20040@0about $240,00@1 a family

earning Sunderl andds medi waell befow the curnent mediancssatee o f
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prices in towrt? Additionally, Sunderland has a very low homeowner vacaatey indicating
that demand is higfor homeownership options in town

Many young adults and families are priced outwfing a home irsunderlandA number of

survey respondents said that they would like to stay in Sunderland and purchase a home, but that
it will be unlikely that they can afford to do so and will be foraedibve elsewherdt is

important that Sunderland work to address this issue. The Town has a Flexible Development
Bylaw which allows homes to be built on smaller than typical lots, which can reduce housing
costs.There are mortgage programs idadale for incomeeligible firsttime homebuyerthat

require little to nadown payment, such as the USDA Rural Development Single Family Housing
Guaranteed LoaRrogram (no down payment required) and the Massachusetts Housing

Par t ner sMoitgpgé Brog@rrequires a 3% minimum down payment). These programs
may be gooaptions for lowto moderaténcome households with good credit and stable
employmentand could be coupled with localfynded (through Community Preservation funds)
downpayment assistanceortgage subsidies, or direct grants to low and moderate income
households to buglown the cost of a home in Sunderland

There is also a regional program, through the Franklin County Housing and Rederglopm

Authority (HRA) that offereeducational semars to firsttime home buyers. The Town could

work with HRA to expand r.dheilTave canase wosgkavithe ss t o
non-profit developers such as Habitat for HumawityRural Development In¢o find

appropriate sites for constructingw affordable homes.

S u n d e rsWarkfarcg

As just noted, households and families earning median incomes in Sunderland are priced out of

the current homeowner markét.addition, vorkers in industries like health care, social

assistance, agriculturand retail trade would struggle to afford an apartment in Sunderland

based on current average wages in the region and rents in town. A variety of housing types could
serve Sunderlaida nd t he regiondés workforce, froom aff ol
accessory apartments, and affordable apartments that are not available for@stlydeotising.

Low and Moderate-Income Families

A number of families in Sunderland have trouble finding housing that they can reasonably afford
and spend no more than®®f their incomes on housingcossy er hal f of Sunder |

251 /5 K2YS2gySNBKAL) OFft OdzA  G2NE dziAf AT Ay3a {dzyRSNI I YyRQa
down payment and a 39ear fixed rate mortgage at 3.5% interest rate. Household income includes single person
households and norelated individualsiVing together; family income includes households with at least two

related people living together.
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households fall within a low income catega¥jost of these households are rentaighile an
overwhelming number of Sunderland renters pay more than they can afford on housing, the
largest grap of costburdened renters have householders between the ages of 25 and 34 (254
households) followed by those with householders ages 35 to 64 (216 househalddjtion,
Sunderland appears to lack affordable rentals for families needing more thagdtworbs.

Starting rents at the apartment complexes in town for 3 bedroom units are unaffordataayor
low-income householdsnd the majority of apartments areand 2 bedroom unit$he 38

restricted affordable units at North 116 Flats includatdgies in the rent, and are affordable for
households earning up to 80% of the Area Median Inq@ive ).

More housing with longterm guaranteed affordability, including both ownership and rental

units, may be necessary for many of these residentctease their housing cost burdien.

particular, affordable housingits with 3 or more bedroomaffordable for households earning
lower incomes than 80% AMgreneeded for families in Sunderland. According to a 2013

analysis conducted by the MassaditsDepartment of Housing and Community Development
(DHCD), development patterns in Massachusetts have disparately impacted and limited housing
options for families with childrerin order to address this issue, the State has enacted a policy
that at leais10% of the units in affordable housing developments must contain 3 or more
bedrooms, unless the development isi@gicted.

Another important affordability strategy, which does not address housing issues directly but
instead focuses on incomes,asstrive to create better employment opportunities for low or
moderatencome residents who want to work ftilne, but are presently undemployed or
unemployed, or who currently have low paying jobs.

Residents with Disabilities

Overall, according tae U.S. Census, an estimagBdo f S u n d epulatianhasa®d s p o

di sability of some type. Among tlBehakeawnds sen
disability. It is likely that a percentage of this population already resides in housing that has been
modified to accommodate their special needs, but othaysot. As the seniopopulation in
Sunderland grows in the coming decades, additi@sadents will need accessible housing.

Some of the apartment complexes in town, such as Sugarloaf Estates, have accessible units.
Sanderson Place, the affordable senior housing complex under development at 120 North Main
Street, will include three fully @aessible units and two sensory adapted units. All 33 units at the
development have accessible bathrooms and are adaptable with universal Aucessal

designi making ahouse safe and accessible for everyone, regardless of age, physical ability, or
staurei should continue to be encourageduture Townsupported housinigitiatives.
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There are several resources for homeowners and landlords renting to people with disabilities to
modify their housing to work for thernthe Pioneer Valley Planning Comrsign administers
theHome Modification Loan Programor Franklin County communitie’s. The program

provides low and neinterest loans to make modifications to the homes of elders, adults with
disabilities, and families with children with physical andfognitive disabilites. Typical
modifications include installation of ramps and lifts, widening of doorways, and alteration of
kitchens and bathroomBunding is provided through a stdtended loan program of the
Massachusetts Rehabilitation Commissionataboration with the Community Economic
Development Assistance Corporation.

The Franklin County Regional Housing and Redevelopment Authority (HRA) administers a
Housing Rehabilitation Program for incoraekgible homeowners in Sunderland that provides
zerointerest, deferred payment loan for housing repairs, including accessibility modifications
Another potential source of funding forcassibility improvements is tHéSDA Rural
Development Very Lowncome Housing Repair program, which provides $mard grants to

very low-income homeowners to repair, improve, or modernize their dwellinigsremove

health and safety hazardsis important that residents with disabilities provided information

on theserograms.

Seniors

In 2019, Sunderland had smaller senigoopulation than many Fralw County communities.
Seniorresidents age 6&nd over account fdi6% o f S u ntdta popudatiod, dosnpared to

21% of Franklin County population as a whole. One awrption for this smallesenior

population percentage is that Sunderland has such a large edjeg®pulation that it skews

the percentagesif@ther population cohortsoFexample, in 204, resicents ages 204

accounted fol2o of Sunddr and 6 s popul a%%iotFra,n kd 0o mp Lroadh ttyd s p
and P6 of the Statgpopulation

Sunder|l anddés senior population has grown cons
2010 and 2019, the populatiage 65 and older grew by 220 people, a 63% increase, the largest
increase among all age groups. In the next ten years, the senior population is projected to grow

by another 381 people. Seniors are projected to account for 27% of the total population,by 2030
compared to 16% currently.h e fib adbryd bpopnu | at itwnng @8 dR@li,t began
driving much of this increader Sunderland and the region. Projections do not account for

whether housing will be available for the projected increase in selfiaffordable senior

housing options are not available in Sunderland in the future, seniors who wish to remain in town
may have to look elsewhere.

13 http://www.pvpc.org/projects/hommodificationloanprogramhmlp
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Sunderl andds rent al housing, especially in
predominantly ocupied by younger residents including college and graduate students, and
youngand middleagefamilies and professionalslowever, renters age 65 and over are

becoming a larger share of renter households in town over time. Five years ago, roughly 5% of
rerter households in town were 65 and over. In 2019, an estimated 9% of renter households are
age 65 and oldeOf those senior renter households, 71% arelmostened by their housing

costs A number of survey respondents reported that they were seniagsilivhe apartment
complexes and were facing increasing costs on fixed incomes and, as a result, had mounting
affordability concernsThe 33 affordable senior rental units under construction at 120 North

Main Street will help meet the need for more affdyle senior rental housing in town.

There are many more senior homeowners in Sunderland than renters. Only 13% of senior
homeowners are estimated to be dmsidened by housing. This may partly be because older
homeowners who have lived in their hon@sger have lower mortgage payments or may have
paid off their mortgage altogether. However, as residents age, they may need different housing
accommodations, such as smaller more accessible how$inging costs magecome more of

an issue for senioig the future. Property taxes continue to rise, as do other hengdatgd
expenditures, such as hieg costs. As a result, seni@sidents on fixed incomes may find it
increasingly challenging to afford their homes. There ealtinue tdbe a need for more housing
options, includingaccessory apartments, smaller housing options for downsizingffandable
homeownerandrentalb usi ng, f or S antke@opllaaiondrovs. seni or s
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2. DEVELOPMENT CONDITIONS AND CONSTRAINTS

This section discusses the current development conditions in Sunderland, as well as possible
constraints on development and how the Town may be able to mitigate these constraints.

2.1 Zoning for Housing

Sunderland has fivgrimary zoning districts which are designed to help shape development

patterns within the towhere are two primarilyesidential dstricts, the Village Residence

(VR) district and the Rural Residen@R) District,two mixed-usedistricts, Commercial 1C-

1) and Village Center (VG)and one primarily commercial district, Commercial 22)CThe
VR,VC,andC-1Di stricts are | ocated along the townos
Routes 116 and 4These dstricts are also in the town center avdzere there is access to water,

sewer transit, and town services, and where the Town wants to encourage developmenr2 The C
District is located along Route 63 in the northeastern part of town.

In the Village Residence and Village Centetiicts, therequired minimum lot size for a single
family home is 20,000 square f€6t46 acres) and the minimum road frontage28 feet. Irthe
Rural Residence and Commercial Eiicts, the minimum lot size for a singlkamily home is
32,000 guare feet (0.73 aes) and theninimum frontage is 150 feét the RR district and 200
feet in the G1 district For 2family and multifamily homes agreater lot size isequired(Table
22). For example, in the Village Residential District, st@ndard minimum lot size 20,000
square feet for a singkamily dwelling, 30,000 square feftr a twofamily dwelling, 40,000
square feet for threefamily dwelling, and 50,000 square feet for a féamily dwelling The
Town is considering relaxing this requirementdocessory apartments and for médtinily
dwellings in which one or more units is-sstide for low or moderai@come residents. These
changes are included in the proposed strategies in S8dtorncouraging the creation of
affordable housing units.

Table 22: Minimum Lot Sizes by District and Unit Amount

Min Lot Area (sq. ft.)

District Single 2-Family | 3-Family | 4-Family

Family

Home Home Home

Home
Village Residence (VR) 20,000 30,000 40,000 50,000
Rural Residence (RR) 32,000 48,000 64,000 80,000
Village Center (VC) 20,000 30,000 40,000 50,000
Commercial (Cl) 32,000 48,000 64,000 80,000
Commercial (€2) N/A N/A N/A N/A

Source: Sunderland Zoning Bylawl€)/19/2021
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In 2005, the Town created a Planned Unit Development (PUD) Overlay Disteicttairage
developments which use land efficiently, and to promote coordinated building and site design
which both buffers adjacent residential uses and protects scenic and natural features. The
boundaries of the PUD Overlay District are coincident witlséhaf thevC and G1 dstricts. A

Planneddni t Devel opment is defined as a fidevel opn
direction of acomprehensive site plan, in which a mixture of land uses, a variety of building
types and designand openspacer e pr ovi ded for i n 125Me3P.her ent

As a result of recommendations in the 2016 Sunderland Housing Plan, the Planning Board
proposed changes to the Planning Unit Development section to require affordable units.
Previously, affordal@ housing was not a requirement in the PUD section. Accotalitinge

changes, which were adopted at Town Meeting in 2019, if more than 4 units are proposed as part
of a Planned Unit Development, the residential component must meet the requirements of Major
Residential Development (discussed below), which requires that 20% of the housing units are
affordable Multi-family dwellings, including apartments on upper floors of commercial

structures, may contain up to eight (8) dwelling units in a structure wareofpa planned unit
development, provided that a minimum of 25% of the units witlermultifamily development

are affordable. Otherwise mufamily dwellings are restricted to 4 units in a structure.

Sunderlandas a Flexible Development provisioniis zoning (Sectioa251V-1) which allows

for clustered development in order to preserve natural featuressppes areas, and prime
farmland soils. Under the Flexible Development provision, developoaentake place in any
zoning digrict on smaller lots with legsontage than is required fopnventional subdivisions or
approvalnotrequired (ANR) plansSingle family and twdamily homes are allowedklexible
developments creating 5 to 20 housing units must inctiteastL0% affordable housing units

that meet Chapter 40 quirements for inclusioon theS t a Subgidized Housing Inventory
(SHI). For development over 20 units, at least 15% of the units must be affordable and meeting
SHI requirementDensity bonuses (additionatilding lotsbeyond what is allowed in the
underlying district) are granted for developmehgst createsenior housing (age 55 and over)

with at leat 5% affordable unitand 506 handicapped accessible units, and developments that
providea minimum of 3% affordable units.

Sunderl andds Major Resi d-&/)isfa develpmemtd ceeatinge nt (S
more than four lots, whether a subdivision or not, or construction of more than four dwellings

within a ten year period on the same propertgantiguous properties under the same

ownershipMajor Residential Developemt does not apply Flexible DevelopmentdVulti-

family (3 or 4 units) homes meeting certain design requirements are allowed, and atheaft 20

lots within the development are required to have affordable housing units.
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Presently, singkdamily dwellings are allowed by right in the VR, RRC, and C1 districts.
Two-family dwellingsare allowed by speciakpmit in these districtdVulti-family dwellings(3

or 4 units) are allowed by Special Permit within these districts if part of a Major Residential
Development or ®lanned Unit Deglopment, byconversion of existing structuresr as
apartments on the upper floors of a new commercial steictr an existing residential structure
that has been converted to business Qaerently the Zoning Bylaw does not allow for more
than 4 dwelling units in a structyrexcept within a Planned Unit Development if providing at
least 25% affordable unitg) which case up to 8 dwelling units may be allowed in a structure
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Figure 23: Sunderland Zoning Map

Zoning Map
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Zoning Opportunities for Affordable Housing

While Sunderlands zoning currently supports devel opme
number ofways, there are additional opportunities to further support affordable housing
development within town.

Massachusetts Housing Choice Legislation and Changes to the State Zoning Act (Enh. 40A)

Chapter 358 of the Acts of 2020 (sometimes referred to astmemic developmentegislation

of 2020) made several amendments to Chapt&rot@he General Laws, commorkpown as

the Zoning Act. Among these amendments are (In@gdsito section 5 of the Zonidgt, which

reduce the number of votes required to enadiainkinds of zoning ordinances abglaws from

a | supermajority to a tesectignl9 efthemZopirgraanbking and (
similar changes to the voting thresholds for the issuance of certain kinds of special permits.

These changeapply to all cities and towns Massachusetts, except the GifyBoston (which
has its own zoning enabling acljhe goal is to make it easier for locgvernments to approve
housingsuportive zoning and developmeiiihe types of zoning changes thayrgualify for a
simple majority vote include:

1. Allow for multi-family housing or mixedise developméns fas of ri ght o i n
location.

2. Allow for open space residential development as of right.

3. Allow accessory dwelling units, either Wiih theprincipal dwelling or within aletached
structure on the same lot-aright.

4. Allows by special permit accessory dwelling units in a detached strugiube saméot.

5. Reduces the parking requirements for residentiatized-use develoment under a
special permit.

6. Permits an increase in the permissible density of populati intensity of a particular
use in a proposed mufiamily or mixeduse development that requires a special permit.

7. Changes dimensional standards such asoltrage or flooarea ratio, height, setbacks,
minimum open space coverage, parking, building coeetagllow for the construction
of additional residential units on a particular parcel or parcels of land.

8. Provides for the transfer of developmeghts or naturresource protection zoning in
instances where the adoption of such zoning pronomtesentration of development in
areas that the municipality deems most appropriateucin development, but will not
result in a diminution in the maximunumber of housig units that could be developed
within the municipality.

¥ Information in this section comes from the Voting Threshold Guidance and Housing Choice presentation on the
St ateds Hous i nlgtps@liwwimass.gowieftigiadstpa@isinegchoiceandmbtacommunities
legislation#resourceand-documents
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9. Adopts a smart growth or starter home districts in ataroze with section 3 of Chapter
40R of the General Laws.

Key ter ms sfuacnhi |ays hhionuuwslsedigy @1 G pnmemtd, 0 Auancicte sos o r
itransfer of devel opment roing mtgs ,00 afrda tiwerl dlgi rbd
are now defined in section 1A of the Zoning Act

The amendments algwovide that a special permit may be s3uy asimple majority vote if
the special permit does any of the following:

1 Permits multifamily housing that is located within ¥2 mile of a commuter rail station,
subway station, ferry terminal or bus station; provided that not less than 10% of the
housing is Hordable to and occupied by households whose annual income is less than
80% of the area median income and affordability is assured for a period of not less than
30 years through the use of an affordable housing restriction.

1 Permits mixeeuse developmenticenters of commercial activity within a municipality,
including town and city centers, other commercial districts in cities and towns and rural
village districts; provided, that not less than 10% of the housing meets the same standard
of affordability asnoted above.

1 Permits a reduced parking space to residential unit ratio requirement, provided such
reduction in the parking requirement will result in the production of additional housing
units.

These changes to Ch.40A are relevant to many of the zoning opportunities discussed in this
section.

Inclusionary Zoning

Inclusionary zoning is a planning tool used by towns in Massachusetts to increase the affordable
housing inventory in a community asw development occurs. Inclusionary zoning helps a town
reach its 18 affordable housing goal, as prescribed by M.G.L. Ch. 40B, and remain alsdve 10

as new homes are added to the yeand housing stock. Most towns with this type of zoning
require develoments of 10 units or more to include at least one affordable unit (or 10% of a
project over 10 units), but the percentage could be set by the town as there is no state
requirement. Many communities also allow developers to opt out of building the units by
donating land or providing a fae-lieu to a local affordable housing trust fund equivalent to the
units in cash when opting out. Special considerations can also be negotiated with developers.

Affordable units developed through inclusionary zoning azadity for the Subsidized Housing
Inventory as Local Action Units through the Local Initiative Program. This program,
administered by the Massachusetts Department of Housing and Community Development
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(DHCD), recognizes the various ways that affordableswan be created, and provides

guidelines to ensure that new affordable units created through zoning meet the requirements of
Chapter 40BSunderland currently utilizes inclusionary zoning within the Flexible Development
and Major Residential Developmenbpisions of the Zoning BylawAny development of 5 or

more units is required to provide affordable units. Sunderland could consider a payment in lieu
option, where a developer can choose to pay into a fund for affordable housing in lieu of
providing the uits in a development. If Sunderland were to create a Municipal Affordable
Housing Trust, thissione option to consider that woudcbvide funds to the Trust.

Chapter 40R Smart Growth Zoning Overlay District

M.G.L. Chapter 40R is a zoning enabling thett encourages towns and cities in Massachusetts
to adopt overlay zoning districts that will facilitate housing development, including affordable
housing, in mixed use areas. The following locations are eligible to be a 40R smart growth
district:

1 Areas rear transit stations;

1 Areas of concentrated development, including town and city centers, other existing
commercial districts in cities and towns, and existing rural village districts; or

1 Areas that by virtue of their infrastructure, transportatiocess, existing underutilized
facilities, and/or location make highly suitable places for residential or mixed use smart
growth zoning districts.

In order to be eligible, the overlay zoning district must allow densities of 8 units per acre for
single fanly homes, 12 units per acre for 2 and 3 family homes, and 20 units per acre for
condominiums and apartments. Residential uses must be allowed by right, but can include a
limited site plan review process and design guidelines to regulate the physiceateristies and
design of the development. The district must require tht&hew housing developed within
the district be affordable to households earning less th#o8the area median income,
adjusted for household size.

Before adopting the zonimdjstrict, it must be approved by the Massachusetts Department of
Housing and Community Development (DHCD). Once approved and adopted by the community,
the town can receive anywhere from $10,000 to $600,000 as an incentive payment, depending on
the numbepnf new housing units permissible under the overlay district as opposed to the
underlying distric{see Table 2below). Communities also receive a bonus payment of $3,000

for each housing unit that is created within the district, payable when the byatimg has

been issued for the unit. Additionally, through M.G.L. Chapter 40S, towns and cities with smart
growth overlay districts are reimbursed any net cost of educating students living in the new
housing in a smart growth district. The reimbursemeatjigl to the cost of educating students

living in new housing in a smart growth district minus the percentage of new revenues from the
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district that would otherwise be devoted to educational costs, and any increase in state
educational aid resulting frostudents living in new housing in the district.

Table 23: Incentive Payments to Towns for Adopting Chapter 40R Zoning, Based on
Number of Additional Units Allowed within the Zoning District

Additional Units Allowed e
under Ch. 40R Zoning

Up to 20 $10,000

21 to 100 $75,000

101 to 200 $200,000

201 to 500 $350,000

501 or more $600,000

Source: Chapter 40R Regulation.

In addition to these benefits, towns and cities with smart growth districts are given preference
when applying for state discretionary furtdeough the Community One Stop for Growémd

may be given relief from a Chapter 40B Comprehensive Permit apglicaince a town or city
that adopts a smart growth overlay district is showing a commitment to creating affordable
housing.

Chapter 40Rvas amended in 2016 provide the saminancial incentivegor Starter Home

Zoning Distrcts, which are districtsaned &-of-right for 4 singlefamily homeunits per acre as

well as Accessory Dwelling Units, to be loedtin Highly Suitable Locatiorthat are similar to,

but more flexible or expansive than the locations for Smart Growth ZamiSgt ar t er h o me s @
defined as a single family home not exceeding 1,850 square feet in heated living area. Starter

home districts must contain at least 3 acres of contiguous developable area, at least 50% of the
starter homes built in a district must contain 3 or more bedraamdsa minimum of 20% of the

homes in the district must be restricted as affordable to households earning up to 100% Area

Median Income.

A chapter 40R overlay district may be an appropriate strategy to consider in Sunderland in and
around the villageenter, or in the Commercial districts alonguie 116 Development of

desgn guidelines to go along with the overlay zoning waridure proposals meet the
communitydés vision.

Chapter 40B Comprehensive Permit

Municipalities can work with a developertoe at e af for dabl e housing th
needs and is consistent with community character. This can be accomplished through a
Comprehensi ve Per mChaptedDBprooeasgTine Gomprehensive Redity o

allows for development of varioustising types in zoning districts that may only be zoned for

single family homes or commercial uses, or where minimum dimensional requirements make
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affordable housing development difficult. Comprehensive Permit projects must contain at least
20-25% affordable units and have loaggrm affordability restrictions. Housing of various types

can be built through the process. It is difficult for communities that are underdhthdeshold

of yearround affordable housing to meet affordable housing production gahtsut utilizing

the Comprehensive Permit tool. This is particularly true in communities with slow housing

growth, where inclusionary zoning and other techniques discussed in this section may not

produce affordable housing at a quick enough fdwederh nd ut i | i zed the Afri
process for the 120 North Main Street property, which otherwise could not be built under the
Townds zoning.

2.2 Natural Resources

Zoning Protections for Natural Resources

Sunderland has established three speesdurce overlay zoning districts to preserve important
natural resources in town. The Critical Resource District limits development primarily in the
northern section of town which includes Mount Toby and the wildlife corridor from the
mountain to the Coratticut River. Within this district a special permit is required for any
buildings, and any excavation, dredging, or filling of land.

The Watershed Distrigt r ovi des for the prot ec,tandeaavers;af t he t
large section of the eastepart of town Within theWatershed District, the minimum lot size

and frontage requirements for residential developraenincreased, and commercial businesses
involving hazardos materials or activitieswhicdhoul d negati vel y sapplf ect t
are prohibited. Major residential developmemit§ive or more building lots within the

Watershed District are required to obtain a special pefiné.Prime Agricultural District is
designed to protect Sund dhe CanedidtRivgr.Majone f ar ml a
residential developments within the Prime Agricultural Districtraguired to obtain a special

permit.

Special permit applications for developments within each of these three natural resource overlay
districts must report on thaticipated impact of the proposed development on the environment,
including surface water, ground water, water quality, soil erosion and stability, natural habitats,
and scenic and historic environs (Zoning Bylaws, Sectionlt2h

Sunderland works to figate the potential limits on development because of these overlay
districts through its Transfer of Development Rights (TDR) provision. SectioiVl-2E& allows
the transfer of development rights from any parcel within the Prime Agricultural District or
Watershed District into an approved receiving district. This provision is designed to benefit the
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town through the visual, economic, and egital benefits of preservatiai farming activities
and watershed lands, and to benefit theens of these prapties Under the TDRyylaws, the
property owner transferring development rights is required to grant a penmestuiation to the
Town prohibiting any developemt (other tharor agricultural orconservationelatedpurpose}p
on the land from which th@evelopment credit is transferred.

Protected Open Space

Sunderland has a wealth of important natural resources, including prime agricultural farmlands
and large areas of tfragmented forests. According to th@21 update of th8underland Open
Space and Recreation Plamughly 8% of Sunderland, o#,071acres, are permanently

protected from development. The Commonwealth of Massachusetts owns approx2aely
acres, mostly in the northeastern section of town encompassiktptire Toby State Forest.
Anotherl,318acres of privateho wned f ar ml and i s permanently
Agricultural Preservation Restriction (APR) Program. Much of this land isddadbng the
Connecticut Riveand in the southwestern siea of town south and west of Route 108her
permanently protected land include privatelyned forest lands under Conservation

Restrictions, watershed lands owned by the water district, iawred lands under the control

of the Conservation Commissicmd lands owned by conservation organizations such as land
trusts.

Another16%, or1,473acres, of land in Sunderland is temporarily protected from development
through the Chapter 61 Progranine€lChapter 61 programaluesprivately-ownedland at its

curent usd forestry, agriculture, or open space and recredtiomstead of its development

value The Chapter 61 program does not provide permagmetéction for the land, which can be
converted to another uffea town chooses not to exercise its right of first refusal and back taxes
are paicby the landowner

Land considered to have limited protection includes any Towned open space, not under the
authority of the Conservation Commission or which doe$aeé a deed or conservation
restriction is filed specifying that the land has been reserved in perpetuity for conservation,
recreation and/or water supply protection purposes, and could be deviblapegh a decision

by the Selectboard or by Town Meetwgte. Land owned by the United States of America that
is not under the management of U.S. Fish and Wildlife is also considered to have limited
protection. Approximately 87 acres of Towmwned open space, and 56.2 Lb#ned acres
comprising the Sunderlarkish Hatchery, is considered to have limited protection

Overall,60% of land in Sunderland is either permanently or temporarily protected from

developmentor considered under limited protectidrhe map on the following page shows all
land in town withsome form of protection, and the areas that are currently not protected.
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Figure 24: Land Permanently or Temporarily Protected from Development in Sunderland
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2.3 Capacity of Municipal Infrastructure

Muni ci pal infrastructure plays a major rol
accommodate anticipated growth. The Town of Sunderland has invested significantly in
upgrading and expanding its inftagcture in recent years, and has established a new public
safety center, new library, and new elementary school. The Town remains committed to

addressing future infrastructure needs and capacity constraints. However, the Town is limited by

staff and finanial resources in its ability to address all capacity concerns. Key aspects of the
Townds capacity to accommodate new growth
section.

Safety Infrastructure

Both the Police Departments and Fire Departmieat® limitedstaffing and few fultime

and

employees. Both departments have seen the number of calls they receive increase in recent years,

with little staffing change. In 2D, the Fire Depament responded to a total tH1 incidents,

and assisted the Souflounty Ambulance with medical calls 23 time3verallcall volume is
trending upwards based on ail@ear averagdn 2014, Sunderland, Deerfield and Whately
pool ed capital assets as well as financi al
regional municipal ambulance servjtdhe South County Ambulanda 2020, South County
Ambulance responded to 248 calls in Sunderl&m@020, the Police Department handlé@l62
calls through Shelburne Control dispatch, which does not include the numerous calls handled
through the Department without Computer Activated Dispatch.

One safety concern in the t oegupmensandvéheles t he
would notbe capable of handling fires or other emergencies irdanglopments that are three

full stories in height or higher. The Fire Department doesmawently have the funding to

acquire such a vehicle, nor does it have any existing muntiflding spae in which to house
such a vehicleln the event of an emergency in such a situation, Sunderland would need to call
for mutual aid from Amherst or South Deerfielfihe Zoning Bylaws provide for a maximum
building height of 35 feet (2 stosgin all zonimg districts. Afordable housing developments for
higher buildings can be proposedder Chapte40B.

Water System Infrastructure

Sunderland residents, as well as some residents in neighboring communities, get their drinking
water from seven public wateupplies that arfound throughout the communityhey are the

Mt. Toby Apartments groundwater well on Montague Road (Route 47; this well also serves the
Pond Ridge Condo development); three Cliffside Apartment complex groundwater wells; the

Sunderland Watr Di strict 6s Ral i cki groundwater wel
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Saw Mil |l Brook surface water sourc
Hubbard groundwater wells on Amher

0
0

Districtos
Districtos
Water service is provided blgg Sunderland Water Digtt to approximately @% (2,500 in

summer, 2,990 inwinteppfSunder |l andds resident s, as wel | as
operations, and Town buildingBhe Cliffside Apartment and Mt. Toby Apartments water

systems supply anoth&7% of residents, which leaves the remaining 7% served by private

wells. TheSunderland WateriDs t r i ct 6 s \bativeewells,ithe Hubhanl jdVédind éhe

Ralicki Well. A redundant well at the Hubbard Well was developed in 2013 to use as-afack

if the mechanical system were to faihe public water lines are primarily in the southern and

southwest sections &underland. The lines are 26 miles long, and run along Route 116 through

town, along Route 4ifom the Hadley line through the town centend through mosesidential

neighborhoods. Albf the major apartment complexes have municipal water service.

Sunderland also has two water storage tanks, one with a capacity of 250,000 gallons, and the

other with a capacity of 500,000 gallons. Thes¥s$ are important for fire protection. If the

Water Districtds two wells cannot produce eno
them up. The storage tanks can also be used for other surges in water, d@th@adprovide

emergency backip water supply to the apartment complexes in the event the wells cannot be

used. They contain approximately 3 days of supply.

Sewer System Infrastructure

Sunderl andds Wastewater Treatment Cewter and
primarily the town center and foof themajor apartment complexes. The sewer lines run along
Route 116, North Main Street (Route 47), South Main Street (Route 47), School Street, Old
Amherst Road, Silver Lane, North Silver Lane, Reservoir RoadiggeRoad, and a short

portion of Hadley Road. The sewer system curyesdives a population of approximately 2,300.

The major users of the system are the apartment complexes and the elementarytsehool.
wastewater treatment plaimas a capacity of 50000 gallons of wastewater per dayd is

operating well within capacityn 2013 he Town explogdthe possible expansion of the

collection system down Russell Street, River Road, and Hadley, Boafbund the expansion to

be too cost prohibitive to pwre at this time

Development in parts of Sunderland without sewer infrastructure will require the use of septic
systems or other private wastewater treatment options. Some of these areas however, have onsite
characteristics, such as wetlands, high welles, hydric soils, and/or sensitive environmental
habitats, which make them unsuitable for having a septic system. The areas may not be
developable without municipal sewer servidde Sunderland Board of Health will determine

whether any new housingitis, accessory or otherwise, will comply with Title V regulations.
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Transportation Infrastructure *°

Transportatiorplays acritical role in the abilityof residents to access jolsgrvicesand

recreation Siting new housing in close proximity énployment, schds, shopping and outdoor
recreatiorreduces the amount of driving for residents, and increases the potential for using
alternative forms of transportation to access these destinations. Having the choice to safely and
conveniently walk, ke, or ride transit, helps households save money, increases physical health,
reduces traffic congestion and air pollution, and generally increases the quality of life in a
community.

Commuting Trends

The majority of Sunderland residents work outsidecthenty (B%), but within the state of
Massachusetts (98). The average travel time to work for Sunderland residents is 20 minutes
The most common form of transportation to work is people driving alameh accounts for

71% of the commuting workforce residing in Sunderlah@ublic transit is the next most
popular mode of travel, accounting forra®f all commuter travel. This is a much higher
percentage than other towns and@uwoeinty as a whole, where only 28bworkers conmute by
transit. It is also a much higher percentage than thébaigg town of Amherst, where 9%f

the workforce commutes by transit. A smaller proportion of Sunderland commuters cé#ppol (
andwork from home&3%). Only 2%of commuters walk or bicye to work!’ This information
was collected prpandemic, and it is likely that these percentages will change in future U.S.
Census data sets as more people are working from home.

Roads

Sunderlands well connected to the region via Routes 47 and 116, which provide access to
employment, services, and shopping in Amherst and Hadley. Interstate 91 and Routes 5/10 are
easily accessible via Route 116 to the west, with access to Greenfield and Narthavilyie
Sunderl and has many assets, elements of its
livability. T h e T o w nréasspodiidh 4nd Circulation Chapténts Master Plariocuses
onRoute 116, and how the development of this state tbuteigh the Town enter in the 1960s

has made the town feel likefipass througla,rather than aestination. Another focus of the

chapteris the lack of safe walking and biking connections betweemdhgsdmany resources,

and the desire to foster comnity through an improvethulti-modaltransportation network.

The expansion of UMass Amherst over the past five decades has contributed to increases in
traffic along Route 116 in Sunderlargpproximatelyl7,900vehicles per day (Z1 data) travel

15 The majority of information in this section is excerpted from20&4 Transportation and Circulation Chaptef
the Sunderland Masterd.

16 Workforce travel mode data includes all people who worked for pay during the week prior to filling out the
American Community Survey. Students who did not work at a job for pay would not be included in this data.
17U.S. Census, American Community $ey, 20L5-2019 Five-Year Estimates.
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on Routell6west of the intersection with Route 4#pproximately 11,900 vehicles per day
(2021data) travel on Rate 116 east of the intersection with Routé¥Traffic on Route 116
can experience long delays and queues at the intersection with Route 4VillagegeCenter
during peak a.m. and p.m. commute times, especially when UMass Amherst is in session.

Route 116 is significant to Sunderland not just as a major connecting routechuse it travels

through the village enter. The section of Route 1X@wvelling soutkeast from Route 47 has

been descr-mbras alsamd immowhere pedestrians and |
comfortable. The speed limit is 50 mph within roughly 0.3molds t he vi |l |l agebds ce
intersection. The speed limit at thewre 47 intersection is 30 mph, though it is common for

vehicles to travel over the speed limit through the intersection.

In order to promote more business development in tow2012the Townzoned the area
surrounding the Route 116 and 47 intersecai®part of the Village Center Distri®!C), and
extended a CommerciBlistrict (C-1) south along Route 116. As new development occurs in
these areas, the Town is interested in creating a pedefsieiadly village atmosphere with a

mix of business, redential, and civic uses. While new development and redevelopment will help
improve the village center environment over titie, Town and the State areking changes

now to slow traffic and better accommodate pedestrians and bicyclists in the villagre cent

Sunderland adopted a Complete Streets policy in 2016 committing the town to plan roadway
improvements with the safety of all users in mind, including cyclists, pedestrians, transit users,

and automobiles. With assistance from the Franklin Regionah€loof Governments,

Sunderland prepared a Complete Streets Prioritization Plan in 2017, identifying priority projects

in town. In 2018, Sunderl and was awarded fund
program for projects on Garage Road and South MaégeSfor sidewalk improvements and

extensions, and for sidewalk and crosswalk improvements on Hadley Road, from Old Amherst

Road past Sugarloaf Estates. A new sidewalk on South Silver Lane was completed in 2021 using
Complete Streets funding, adding ab2y@00 linear feetalong with sidewalk widening on the

western side of South Main Street

Bus Transit

The Pioneer Valley Transit Authority (PVTA) operates two regular fixed route bus services in
Sunderland: Route 31 and Route B&¥TA Route 31 travelbetween Sunderland Center and
Amherst Center, with service to UMass Amherst and Amherst College. In Sunderland, the bus
travels along Amherst Road (Route 116), South Main Stiremite 47)and Old Amherst Road,

with stops includinghe major apartment cgrtexesand Sunderland Center. In Amherst,
connections are available to Northampton, Belchertown, South Amherst, and Mount Holyoke
College.Route 31 operates seven days a week. During weekdays, buses run every 15 minutes

18 MassDOT Traffic Count Data.
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during the day, andvery 35 minutesn the eveningSaturday and Sunday semiis provided
every 70 minutesiVhen UMass is not in service, buses run at lower frequeriiege 31 has
one of the highest ridership counts in the PVTA systarBunderlangthe stops with significant
ridershp are at Sugarloaf Estates and Sunderland Market

PVTA Route 46 provides service from UMass Amherst north along the Route 116 corridor to
South Deerfieldand the Whately Park and Ride Lot on Routes.3¥lich of Route 46 overlaps
with Route31. There aréwo trips per day one in the morning, and one in the eveniRgute

46 serves as a commuter route, with most passebgarding in South Deerfield or at tBecial
Ambherst/ Cliffside Apartments stop in Sunderland, and riding to UMass. The higtiesthip
occurs at peak moing and evening commute times.

The Franklin Regional Transit Authority offers fixed route service from Greenfield to
Sunderland center, with stops in MontagReute 23 operates Monday through Friday, with 5
trips per dayRiders may connect with other fixewute services in these neighboring
communities to travel to other destinations in the region.

Passenger Rail

The closest passenger rail stations for Sunderland residents are located in Greenfield and
Northampton, whichisesr ved by A mt raadl/alley Flyes tramsdhe Vermonter
travels once a day in each direction between St. Albans, Vermont and Washington D.C., with
stops including Springfield, Hartford, New Haven, New York, and Péliiduia. In 2019,

Amtrak andthe Massachusetts Department of Transportation launched a nesugtpteted
passenger train called tMalley Flyer. The Valley Flyer travels between Greenfield and New
Haven, CT, with intermediate station stops. In New Haven the train connects wite serv

New York City and beyondservice was suspended at the onset of the C&Ndpandemic. As

of November 2021, Valley Flyer Service has been fully restored to include multiple trips per day,
seven days a week.

Sidewalks and Walking

Most of the sidewalks Sunderlandire located in and around the Village Center on Route 116,
Route 47, School Street, Old Amherst Road, Swampfield Drive, and Garage Road. Sidewalks are
also located adjacent to and within the apartment complexes on R@uéed Route 47T he
2014Sunderland Transportation and Circulation Chaiokentifiedareas where sidewalkgere

in need of repair, most notably along South Main Street (Route 47), where the asphalt sidewalks
werenarrow, cracked and uneven. The Chapteo identifiesa desire among residents to extend
sidewalks on Route 116 in order to accessSilngarloafFrostie ice cream stand and the

elementary school from the Village Center.

Since the last Housing Plan update in 2016, many sidewalk improvenagetbdéen completed.
The sidewalks on South Main Street were improved, and the @dded almost a haihile of
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new sidewalks on River Road, Hadley Road, and Garage Road/North Silver Lane, through the
Complete Streets program. In 2019, the Sundefinerside Park on School Street was

completed, creating a 3ffile loop of offroad paved walking paths and a stalust riverside

trail. Designs for sidewalk, crosswalk, roadway, and bicycle improvements along North Main
Street (Route 47) from Route 1X6CGlay Brook Drive were completed in 2020 with funding

from the Transportation Improvement Program (TIP). Sunderland also received a Housing
Choice Initiative Small Town Capital Grant in FY2019 for design of streetscape and ADA
improvements on School Stigeonnecting pedestrian and bicycle improvements on North Main
Street to the new riverside trail and boat ramp on the Connecticut River. These projects will also
improve pedestrian connections between the affordable senior housing development at 120 North
Main Street and Town Hall, Sunderland Public Library, and recreational resources on School
Street.

In 2021, Mass DOT will complete new and reconstructed sidewalks on both the north and south
side of Route 116 from the current sidewalk terminus (justoéd®bute 47) to the North Star
learring center and Sugarloaf Froste new crosswalk will be added in front of North Star, and

will include solarpowered pedestriaactivated flashing lights. The crosswalk will connect to
PVTA bus stops on both sides®bute 116.

The Sunderland Community Pathways Graup group of Sunderland residents working o
support public health and enhance recreationa
i mpl ementing a cohesive sys tThemeed forthe Pathevasys r i an
project arises from Sunderl andds strengths as
Connecticut River, Mount Toby, farms, hiking trails, and a Historic Village Common add to the
Townds qual ity ofHolever thesaresdurceshavelimited jpedeatuan or .

bicycle connections between them. Another key challenge that the Pathways Group hopes to
address is creating a sense of place at the town cesigreRoute 116 currently creates an
intimidatingenvironmemfor pedestrians and bicyclists, detracting from a viHeigge

atmosphere. In 201#he Pathways Group was awarded Community Preservation Act funds to

hire a consultant to develop a conceptual design and plan for the Sunderland Community

Pathwgs System This planning process is still ongoing.

All new roads in Sunderland are requitechave either a sidewalk or pathway providing off

street pedestrian accommodations, according to the Sunderland Subdivision Regulations. Many

of Sunderl andds existing roads do not have si
narrow and tredined, which can slow traffic. These roads, however, lack any indication to

drivers that they must share the road with pedestrians and bicyclists. The Town is interested in
devel oping a Ashare the roado strathsgould f or ro
include signage to alert drivers along roadways where walking and biking are pbpular.
particular,residents on Plumtree Road have expressed the need for safer walking and bicycling
conditions. This road connects Route 47 and Route 116 reesotithern border of town.
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Sidewalks may be too expensive for this long stretch of roadway, but other traffic calming
measures could be explored to improve safety.

Bicycling

Sunderland is part of two regional bikeway netwdrltise Franklin County Bikeway and the
Connecticut River Bikewayand is a popular destination for cyclists. Bicycle signage is
included along the Franklin CounBjkeway routesSome of the bike routes in town have
marked shoulder The North Main Stregtroject includes adding marked bike lanes to a section
of that road, and bike lanes are also planned for the Rdétsidewalk extension project.
Sharrows were added to South Silver Lane and Falls Road as part of the 2021 Complete Streets
projects.Sundeland does not have any effad bicycle paths. There is support in town to
improve existing bicycle routes and create newro#id sharedise paths. Th2021 Sunderland
Open Space and Recreation Plan includes recommendations to improve bicycling iortown f
recreational cyclists, commuters, and families with children.

Park and Rides

Park and rides offer people the opportunity to carpool or combine driving and transit to reach
jobs, school, or shopping and servicEse Whatelypark and rides locatedatthe intersection of
Routes 5/10 and 116 in Whatetgughly two miles from Sunderlande@ter.This park and ride
has easy access t®1, and is currently served by tR¥ TA Route 46 bus to UMass, and the
FRTA Route 31 bubetween Greenfield and Northampténsmall park and ride lot is located

in Sunderland Center on Route 47, at the corner of School Street. The lot includes ten parking
spaces, and is approximately a quarter mile from the PVTAtopson South Main Streei.

2014 Road Safety Audit of the Route 116 and 47 intersection in Sunderland included a
recanmendation to explore establishingark and ride lot on Route 1356uth of the town
centerwhich could be served directly by the bus service to Amherst.

Transportation and Affordability

In a rural region such as Franklin County, transportation costs should be taken into consideration
when determining the true affordability of a region. However, this expense is often not calculated
even though it is the seconddast cost for families after housing. The Center for Neighborhood
Technology (CNT) has created an index that combines both housing and transportation costs as a
tool to assess the true affordability of locations. The index is based on the premise that
households should spend no more tha¥ 45 their income on housing and transportation

combined.

According to the CNTwhentrangortation costs are added to housing ¢@ltsareas of
Sunderland aranaffordable. According to the indehouseholds to the north of Route 116 on
average spentd% of their income on housing and transportation combined. Households south
of Route 116nd east of Route 4pend on average %8of their income on housing and
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transportation combine@nd houseHds living on or near Route 47 south of Route 116 on

average spend 56% of their income on housing and transportafidre results for Sunderland

are skewed by the presence of so many students with low incomes. In reality, many households

in Sunderland hae access to frequent, free transit service and carpooling options, which can

make Sunderland a more affordable place to live desggher housing costs than some

surrounding communiteglowever , i tos I mportant to note th:¢
Sunderland are not enough to offset the higher housing costs for many residents.

Utilities

Utilities can be a huge expense for households. Today, it is not uncommon for a household to
pay $3,0006 $5,000 each year for heat and electriéftizower income populations are more

likely to have high utility bills because they often live in older buildings that are less energy
efficient.

A large percentage of occupied homes in Sunderland, approxima®)yade heated with

electricity. Many of these homes were originally heated with electric resistant heating systems,
which are inefficient and one of the most expensive forms of heating a home. However, some
homeowners in Sunderland likely have transitioned to heat pumps for heating, which are much
more efficient and less costly. As an example, the average cost to heat a home in Massachusetts
using electric resistant heat in 2020/2021 $4291 compared t&1,403for a home heated

with electric air source heat pumfisAnother34% of homes in Sund&andare heated with fuel

oil, also arexpensive form of heathough prices were low for the 2020/2021 heating season
Roughly9% of homes are heated wittatural gas6% with bottled or tank gagropane), and

5% of homes heat with woolatural gas i®nly available to a small portion of the region, and
there is currently a moratorium on new servid®od is fairly inexpensive, but it can cause air
guality problems when old, inefficient wood burning appliances are used.

According to Massachusetts 20B@-carbonization Roadmaf) on-site combustion of fossil

fuels in the residential and commercial buildings seétgsmarily for space and water heating

T is currently responsible for about 27% of statewide GHG emissions. In order for Massachusetts
to mee its GHG reduction goals and help prevent the worst impacts of the climate crisis. For
residential buildings, this means transitioning away from consuming fossil fuels, aggressively
pursuing energy efficiency improvementsexistinghomes, and producirend storing ofsite
renewabl e energy when feasi bl e. Sunder |l andds
to residents about energy efficiency and clean energy opportunities through programs like Mass

®AHousing and Transportation Affordability Index, o Cent
June 2015.

20 Massachusetts Clean Energy and Climate Plan for 2QZmL0)

21 https://www.mass.gov/infedetails/householdheatingcosts

22 https://www.mass.gov/infedetails/madecarbonizatiorroadmap
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Saves and the Massachusetts Clean Energy Céngatdition, lowincome residestmay be

eligible for reduced electricity rates, fuel @sance, andree weatherization and applianaed
heatingsystem pgr ades t hrough Community Action Pione
Sunderlandas a designatgdreen Community by the state, has adopted the Stretch Energy

Code, an appendix to the Building Code which requires greater energy efficiency in new home
construction.

In 2020, the Energy Committee pursu@mmunty Choice Aggregationthe bulkpurchasef
electricity fa a town or collection of town<lectricity prices were at recofows, due to the
effect of the pandemic on natural gaikes. This enabled the Townltk into a very low
electricity rate for its residents andgdinesses while incorpating agreater amount oenewable
energy than Eversource provides through its basic service. Thesktidad on a default product
provided by a capany called Dynegy, providirigwn residents and businesses with 5% more
renewable energy than Eversoupecevides br the first five months of th&ggregation, ad
thereafter 25% more renewalaeergy for the remainder of the contract (36 mgnth&o optin
provisions allow consumers to choose 100% renewable energy, either natimmadhated
(providing aneven more affordablelectricityrate) or regionallgenerated (at a slightly higher
rate but supporting local renewable energy generation projects).

Sunderland s f ortunate to be part of the Massachus:
123 fiber elecom network. This network of fiber optialides travels through Sunderland Center

along Route 116 from Deerfield, to Bull Hill Road, as well as along Route 47 south to the Public
Safety ComplexCommuniy Anchor Institutionsaredirectly connected to the network by fiber

optic cable, and includiae libray, town hall, elementary schoand public safety comple®.

Public Schools

Sunderland is part of two regional school districts, the Union 38 District and the Frontier
Regioral District. The Union 38 School District includes the elementary schools of Sunderland,
Deerfield, Conway, and Whately, and serves students ikipdergarten through 6th Grade. The
Frontier Regional School District contains the regional school foraime $our towns for grades
7-12. According t o?*theldistricthassaestimated Is3studeats, 189 i t e ,
certified personnel and a support staff of 140.

Enrollment has fluctuated at both schools in recent yeatts an overall decrease at the Frontier
Regional School, and an increase at the Sunderland Elementary. S¢teoS8uneérland

23 MassBroadband Institute website, Sunderland community map, dated January 22, 2014.
http://broadband.masstech.org/sites/mbi/files/documentsfrabgry/communitynetwork
maps/massbroadbandt@8tworkSunderland.pdf

24 http://www.frsu38.org/Content/82
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Elementary School sawsitowest enroliment in 2@land 201 at 172 students. Frontier
Regionalexperiencedts lowest enrolimenin 20 yearsn 2014, with 600 studenté~igure 25).

Figure 25: Student Enrollment at Sunderland Elementary School and Frontier Regional
School,2010- 2020

800
709 __\_J—
€ 600
)
£ 500
o . .
c 400 Frontier Regional Schoo
S 300
E 200 T — ===Sunderland Elementary
100 School
0 T T T T T T T T T T 1
SR I I TR T T W TR SN
S ST S RS R S O e
DT AT AT AT AT AT AT AT AT AT AD
Year

Source: Massachusetts Department of Education, School and District Profiles.

The FrontierSchool District has been a receiver of school choice students from towns outside of
the district. Currently school choicaudents make up approximately®a of enrollmentat the

Frontier Region School, arg8% at the Sunderland Elementary Schd@Ver the last five years

at the elementary schodhe number of school choice students has remained the same or
increased, while the number of resident students has deffigeote 26) This mirrors the

decline in Sunderland residents age 19 and uiaeording to the U.S. Census, this population
age group decreased by 66 from 2010 to 2019.
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Figure 26: Sunderland Elementary School Enrollment, Resident and School Choice
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Source: Frontier Regional School District.

The maximum capacity dhe Sunderland Elementary School is 280 students, and the maximum
capacity of the Frontier Regional School is 1,000 students, however according to the district
Superintendent, a better number to use would be 800 students. The district monitors enrollment
and population changes within its communities. In terms of capacity, the school district is
currently more concerned with declining enrollments, particularly if the school choice population
were to decrease, than with enroliment being too higthe pastcommunities have worked to
manage developments that would incresdeool children and local costdowever, heregion

maybe in the current positigof needingesidential growttof families with childrernin order to
stabilizetheschool system.

2.4 ocal Capacity for Affordable Housing Development

Municipal Staffing

Sunderland is a small town, wittSglectboardl own Meeting form of government. The three
personSelectboars er ves as the Townds Chief Executive |
Town Administrator, Building Commissioner, Treasurer, Fire Chief, Police Chief and other

police officers are appointed and hired by the Skteod Town residents elect the Seleaard

the Town Clerk, and members of the Planning Board, Board of Heakks#ars, and Regional

and Elementary School Committees. Remaining major boards including the Conservation
CommissionCommunity Preservation Committdanance Committee, Zoning Board of

Appeals, and Historic Commission are staffed through appointmetite [8eledioard Most

Board members are either volunteers or, as is the case whlelgetboardreceive a small

stipend.
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Sunderlandhasunder 30full-time and parttime Town employeesexcludingschool personnel.

The Town has a number of highly dedicated volunteerspenimrmmanydifferent functionsn

Town.The Townos dependen dmeemployee®formany mumiciml and pal
functions | imits Sunder |l andds a bmentpattesns,and pr o a
plan for needed infrastructure upgrades and expansions.

The Towndés | imited staff r esoaresgpplamerftedr pl anni
through collaborations with regional agencies and organizations such as the FranklinIRegiona
Council of Governments and the Franklin County Housing and Redevelopment Authority. These
agencies offer technical skills related to planning and development, and help thacbess

funding resources fgrlanning and development initiatives.

Additionally, to expand the Townds capacity t
affordable housing and to address housing needs withoothenunity, the Town has

establisheé Sunderland Housing Committee. The Housing Commigteerrently compsed of
representatives dhe Town ZoningBoard of AppealsSelecboardand interested resideniBhe

Committee has been working wilRA, RDI, and other regional organizations on the behalf of

the Town on affordable housiigsues

One issue for the Town to consider as it pursuesréegionof affordable housing is the
monitoring and resale of affordable units, whiohyrequire some level of municipal resources
(either funding antr staff time).Sunderland could use its municigaff for this work or hire a
regional organization or other entitj/hen deedestricted affordable housing is cregtéat
instance, through inclusionary zonjragmunicipality has several responsibilities to ensure the
long term affordability of thenits. These responsibilities include annual monitoring and
certification to DHCD that:

a. Tenants in affordable rental units meet income limits and the project has been maintained
in a safe and sanitary condition consistent with state Guidelines andtnéee
Regulatory Agreement; or

b. For homeownership units, that the units co
residences; and that any units that have been resold during the prior two years have bee
resold in compliance with statequirements.

For afordable homeownership units, the Town should have a Resale Plan in place. The Town

should also create and maintain a list of incaetgible potential buyers through a process that
has been prapproved by DHCD.
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Municipal Budgets

Sunderland, like many small towns in Massachusetts and elsewhere, struggles to contain
municipal costs and maintain a balanced town budget. State Proposition 2 1/2, which restricts
increases in the amount of property tax revenue that towns can collegeaath no more than

2.5% annually, excluding new development, has created a challenging situation for many towns,
since many municipal costs are increasing more than 2.5% per year. Town voters must approve
an override for towns to increase spending ¢hisrlevel. Since other costs for residents are
growing as well, including for basic needs such as housing, home heating, health insurance,
food, and transportation, towns can be hesitant to bring an override proposal to the voters, and
voters can be hesait to approve an override. With limited town funding and small budgetary
increases, towns can be forced to cut services and put off infrastructure repairs and upgrades.

The Town of Sunderland adopted the Community Preservation Act (CPA) in 2010, gllowin
funds to be raised through a 3% surcharge on property taxes and a state match for eligible
activities in the categories of open space, historic preservation, outdoor recreation, and
community housingl.ow income residents and the first $100,000 of regideproperty value

are exempt from the surchardm@r the year2012- 2021a total of $$946,408wvas raised

through the local surcharge. The State medicthis by 10% most yearsfor a total CPA revenue
of $1,880,799Each year 1% of CPA revenues mugo towards community housing initiatives,
or be set aside to use in the future for an eligible prdgectar, Sunderland has allocated over
$400,000 of CPA funds for housing, representing 22% of total CPA revEhese expenditures
included feasibily and market studies, purchase of the 120 North Main Street site, additional
funds to support the development of affordable senior housing at 120 North Main Street, and
funds to establish an emergency rental assistance program for Sunderland renters during
COVID-19.

Townds Limited Ability to Plan for and Addres

Many of the housing issues and needs identified in Sunderland are tied to the large college
student population living in town. The University of Massachugeftéass) where most of these
students are enrolled, is better suited than the Town of Sunderland to address the housing needs
and affordability issues for this studemigulation. The Universitycompleted a new dormitory

on campus, adding 1,000 betisthelast ten yeardjowever, enroliment at UMass Amherst

grewby 13%,to 31,642 students, an increase of over 3,500 studefite University sets

current and future student enroliment levels. These levels which can vary significantly over time,
greatly affet the demand for on and eémpus housing.

25 University of Massachusetts, Amherst: https://www.umass.edu/uair/students/enrofowEssed August 9,
2021.
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Further, one reason that so many UMass students have chosen to live in Sunderland, is that parts
of town with the most rental housing, such as the apartment complexes, have regular transit
service. This transgervice, which operates seven days a week and provides frequent service to
Amherst and the UMass campus, is subsidized by the University. The Town of Sunderland does
not contribute financially to its operations and is not involved in deciding any rosézvace

changes.

While students have housing neeasithere isdlemand for more of€ampus student housing,

the presence of a large number of students living in Sunderland impacts the affordability and
housing needs in town for the netudent populatiorStudents generally have low incomes, but
also receive assistance to pay for housing, and pay onlkeegeyom basis, rather than for a
whole housing unit. This high demand and ability of students to pay has caused rents in
Sunderland to be higher than wia@any tyical nonstudent households cafford. As seen in
Section 1, many renter householders over the age of 25 afleurdshed by housing in
Sunderland.

Limited Developer Capacity to Create Affordable Housing in Sunderland

To date, there has been only limited developer interest in creating nevefomgubsidized
affordable housing in Sunderland and in most other parts of Franklin County. The main
developers of affordable housing in Franklin County have been the Frankiimtydeéousing and
Redevelopment Authority (HRA) and its affiliate organization, Rural Development Inc. (RDI).
HRA has taken the lead in creating new low and modémnatene housing throughout the region
and works cooperatively with Franklin County commuestio site, develop, own and operate
affordable housing complexes for seniors, families, and special needs populations. RDI has
worked on numerous projects to rehab existing housing structures for new affordable housing,
and to build new singl&amily homes for low and moderatemcome resident$ioneer Valley
Habitat for Humanity has also developedumber ohomes in Franklin County in the 184
years, though no homes have been built in Sunderland.

Past Efforts

The Town is open to working collaboratively with private developers who propose affordable
housing projects in Sunderland and encourages developers to create housing that will address
housing needs in th@mmunity. The Town hasorkedwith HRA, RDI, and he Massachusetts
HousingPartnershigMHP) to investigate affordable housing options and funding sources and to
tap into their skill and expertise on these topkes. examplein 2012the Town requested

technical assistance from MH®& investigate the fesbility of converting one of the apartment
complexes into long term affdable housingrhe study found that while there may be some
options for creating affordable housing out of the existing apartment developments, there are
complex regulatory and finaral requirements that come with this approach. In addition, the
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apartment complexes are over 40 yeddsand would need significanehabilitation and
investment. The overall conclusion is thas tstrategywould be too complex and sty for the
Townto undertake.

RecentHousing Developments

Sanderson Place

More recently,m 2014 the Town purchasétk propertyat 120North Main Streefor the

purpose of creatingffordablehousing on the sit&shortly after the purchase, tBelectboard
appointed a committee made up of town residents to include property abutters, who were
charged to review the property and utilize experts to devise a plan for the site that addresses the
Townds housing needs. The TownnalHousikgeadd wi t h t h
Redevelopment Authority to developeeliminary site feasibility and housing market analysis

for the site.The results of the analysisdicate that the site would be best used for senior rental
housing that is affordable for households earning no more than 60% of the Area Median Income
(AMI). The Town also engaged LDS Consulting and the Berkshire Design Group to develop
conceptual desits and a development pro forma. The Franklin Regional Council of

Governments assisted the 120 North Main Street Committee with developing a Request for
Proposals (RFP) and conducted the procurement process for the Town.

In 2017, the Town accepted Ruize v el op ment , l nc. 6s (RDI) propo:
partnered with Valley Community Development Corporabarthe projectAs of the writing of

this plan, construction is underway on 33 affordable apartments for seniors age 62 and over as

well as peoplef any age with a disability. The historic single family home on the property is

being restored and converted to 3 apartments, while an additional & equarwill be housed

within anew barnlike structure to the rear of the propemffordability for the apartments will

be set at the following levels: 17 units at 60% AMI, 4 units at 50% AMI, and 12 units at 30%

AMI. Residents are expected to begin moving in towards the end of 2022. The property will be
managed by the Franklin County Regional HousindylRadevelopment Authority.

Architectural rendering of Sanderson Place at 120 North Main Street.
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North 116 Flats

In 2006 the Sunderland Zoning Board of Appeals (ZBA) received an application for a
Comprehensive Permit project for 56.5 acres of land off of Route 116 and Plumtree Road. The
application was for 150 rental units in five buildings. The projaeinknown as Sugéush

Meadows proposed that 26 of the units would be affordable and eligible for inclusion on the
Statebds SubsidizZ®H). Housing I nventory

In January 2008, the ZBA denied the application. The ZBA asserted that the Town already had a
large amount offéordable rental units, even though these units do not count on the SHI because
they lack longterm affordability restrictionand are not subsidized@he ZBA also cited safety

concerns related to the height of the budd®® and t he i n afbetrucksttoreachf t he
the top floor. The increase in residents resulting from the development would also place a

financial strain on the Town, according to the ZBA, with a potential of over 50 new school

children and the need for additional police officansl fire fighters.

The developer appealed the decision to the Housing Appeals Committee (HAC), which, in June
2010, overturned the ZBAOGs decision and autho
subject to certain conditions. The ZBA appealed éoShperior Courtwhich upheld he HACO s
decision, and then to the Supreme Judicial Court, which upheld the decision of the Superior
Court.In 2015, the developers submitted changes to the original proposed project to the ZBA,
resulting in additional pultihearings and a decision by the Zoning Board of Appediay

2015 to issue a Modified Comprehensive Permit for the project subject to a number of
conditions, includindinal approval for the project from MassHousing, @anehore detailed
engineering reww. In 2018 the project changed ownership, which included changing the name

of the project to North 116 Flats. The ZBA approved the final designs for the project in
December 2018, and construction was completed in 2020.

All 150 unitsare includedn the Subsidized Housing InventoAlong with the 33 units at

Sanderson Place, Sunderland now has an SHI of 183 units, or 10.7% of year round housing in

town. Although Sunderland has reached the 10% affordable housing goal established by Chapter
40b,id6s i mportant that the Town continue to pros
housing initiatives to meet the needs of the community and region.
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3. AFFORDABLE HOUSING GOALS AND STRATEGIES

3.1 Housing Goals

Overreaching Housing Goals

Thesegoal s for Sunder |l and&és housandthgdemogephicased or
and housing dateollected and analyzed for this plan

1 To increase the amount of affordable housing in Sunderland in a way that maintains the
community characterandthdto es not strain the townds mun
financialresources.

1T To balance residential development with th
historic resources.

1 To engagé&underland residents eaityaffordable housing efforis orderto get input
and gain consensus.

Affordable Housing Production Goalt o | ncrease Sunderl andds Perc
Units on the Subsidized Housing Inventory (SHI)

A community will be certified ircompliance with a Stat@pproved housing plaf) during a

single calendar year, it has increased its number ofdod moderatencome year round

housing units, as counted on the Subsidized Housing Inventory (SHI), in an amount equal to or
greater than its housing production ggacommunity has @ntrol over comprehensive permit
applications, also known as 40B developments, during the certification p&riod.

Sunderl andds hous i itgforganeyehiucertification, adgld uniks foras 9 u n

two-year certificationSunderland will stiie to meet these goals through the strategies outlined
in this Housing Plan.

3.2 Mix of Housing Desired

Sunderland supports having a mix of housing that can serve all of its residents, especially those
population groups that have been identifieth@asing housing need§rst-time homebuyers;

26 More information on certification and Chapter 40B is located in the Introduction.
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Sunder | an d;dow and maodérdteaconme damilies; residents with disabilities; and
senior residents

Sunderland has a diverse housing supply. As noted previously, Sunderland has a high percentage
of rental housing§0%). This percentage is the higt of any Franklin County towMuch of
Sunder | ahaging is coetainedawlithinvie large apartment complexes in the central

and southerpart of town. Togethethese complexes haw/er 800housingunits, equato

almosthalio f t he t o wn dupplytLargely because ofshese gpartment complexes,
Sunderland has a lower than averpgecentage39%) of singlefamily homes, and a gher than

average percentagé”) of housing in multifamily structures with five or more housing units.

Given the towno6s Hamiyhougng and itsexisang &partmént coraplexes,
Sunderland is most interested in having new housing development which is smaller scale in
nature and which i s t he moprésernang itspusatchabatter wi t h
and important natural, scenic, and historic resources.

The types of housing that Sunderland considers most desirable and appropriate given its housing
needsgcurrent housing mix and natural, scenic, and historic resources include the following:

1 Infill housing in the Village Residentiaind Village Center zoningjstricts and other
already developed areastofvn;

1 Accessory apartments and the creation of aalthli dwelling units within existing
structures; and

1 Open space flexible development which allows for the grouping of homes on part of a
development site in order to preserve natural features, prime farmland soils, and open
spaces on the rest of the site.

Table24 identifies each zoning district in town and the housing types and characteristics desired
for each area.
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Table 24: Preferred Housing Types and Developme Characteristics for Housing Target
Areas in Sunderland

Zoning Housing Types Desired Preferred Development Housing
District Characteristics Target
Area?

Village Center| single-family; 2-family; consistent with historic Yes

small scale mulifamily; charactermixed usewith

accessory artment commercial infill; Planned

Unit Development

Village singlefamily; 2-family; consistent with rural characte| Yes
Residential small scale mulifamily; infill; Flexible Development

accessory apartment
Commercial | | 2-family; small scale multi | Planned Unit Development; | Yes

family mixed usewith commercial
housing above commercial
Rural Singlefamily; 2- family; consistent with rural characte| No
Residential accessory apartment Flexible Development;
Transfer of Development
Rights
Commercial Il | None Not Applicable No

3.3 Enabling Strategies to Support Affordable Housing Development

Sunderland has made much progress towards implementing strategies identified in toed2007
2016Sunderland Housing Plgrincluding creating a housing committee, adopting the

Community Preservation Aaenacting zoning changesorking with the Franklin County

Regional Housing and Redevelopment Authority to establish a housing rehabilitation program

and an emergency rental assistance progmaown, and purchasing, and then disposing of,

property forthe purpose of affordable housing at 120 North Main St¥ét following

strategieduild upon this momentumndare an integral partof Suad | anddés Housi ng F
Thesestrategies help provide a general framework for establishing more affohdaldimgand

addressing other community housing needs.

Revise Sunderl andbs Zoning Bylaws to Explicit

The creation of accessory apartmedfiamdy i s curre
dwelling by conversion of existilgt r uct ur es o ( Zoni-4EQgSudy | aws, Sec
conversions are allowed in thMilage CenterVillage Residential, Rural Residential, andlC

Commercial Districts by Special Permit from the Zoning Board of Appeals. The proposed
revisions would createmew use of HfAaccessory apartmento in
Regulations. AccessoApartments ould be allowed in owneoccupiedsinglefamily homes by

right, and within accessory structures, such as a detached gar&gpedmsl Permit in theame

zoning dstricts. However, unlike conversions of existing structures, the accessosywanitd be
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clearly secondary to the primary residence. To construct an accessory unit, the owner would no
l onger need to meet | arger minvdrsionsmfeXisotng si z e
st r uct urfandyoor mult-familwlomes. Accessory apartments offer a low cost rental
housing option foyoung workers or seniarg/hile also providing a swce of revenuéor

homeavners Accessory apartments can also offgioad way to create new housing units within
current housing structurelemiting thevisualimpact to the neighborhood

The Planning Board proposed an accessory dwelling unit bylaw at Annual Town Meeting in
2019 that was voted down. Since then, the State Zoning Act has been amended to allow for a
simple majority vote to adopt accessory dwelling unit zoning. Sunderland araytav

reconsider accessory dwelling units and initiate public discussions to draft a bylaw that can
address concerns while allowing this housing option in town.

Revise the Zoning Bylaw to Allow TweFamily Homes By-Right

Currently only singldamily homes are allowed byght within the zoning bylawaunless a
development is proposed as a Flexible Development, in which cadarnvilg homes may be
approved through Site Plan Reviewhile Sunderland has a large percentage of ffarttily
housing in stuctures containing motban fiveunits, it has a much smaller percentage oftwo
family homes (4%). Twdamily homes can be similar in size and style to a single family home,
and provide an affordable option for futsihe homebuyers or seniors, who cacugzy one unit

and rent out the second unit as a source of income.

Revise the Zoning Bylaw to Allow More than Four Units in a Structure in the Commercial
| and Village CenterZoning Districts

Currently, multifamily housing in Sunderldris limited to not more than fodvelling units in a
structure Increasing the number of units allowed in a struciitiein the Commercial | and
Village Centerzoning district would increase the housing stock and provide affordable options
for a rangeof households, including those with identified housing needs such as seniors and
residents with disabilitieszor example, an assisted living facility would likely need to include
more than four units within a structure to be financially viable, howewatigmot currently
possible under the existing regulatioRequiringa special permit witkite plan review for these
multifamily structures can help ensure that they blend in with the surrounding neighborhood

In 2019, Annual Town Meeting approved olyas to the Planned Unit Development (PUD)
Overlay district, which encompasses the VC ant Zoning districts, to allow for muifamily
development within a PUD with up to 8 units in a structure if at least 25% of the units are
restricted as affordablé similar provision could be made for mufeimily developments the
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VC and G1 districts that are not part of a PUD, providing more options for this size of
development.

Continue to Work with the Franklin County Regional Housing and Redevelopment
Authority ( HRA) to Obtain Funding for Housing Rehabilitation Projects

The Franklin County Housing and Redevelopment Authority (HRA) coordinates and administers
ahousng rehabilitation loan programor Sunderland and otheommunities in the region. The
housing rehabilitation loans are funded primarily through Community Development Block Grant
(CDBG) awards. The loans are available to low and moderatene households, and can be

used for home repairs, home improvements, fixing of building code violafidies5 upgrades,

or accessibility projects. The loans, which are generally offered to homeowners at 0% interest,
do not have to be repaid until the home changes ownership. Income generated through
repayment of housing reh&mns ischanneled back intthe program so that additional residents
can be assisted. HRgubmits regional CD8 applications on behalf of area towns requesting
funding for the housing rehabilitation loan prograrenhomeowners in Sunderland have used

the program since 2000. One homeowner is currently on the waiting list. There are no funds in
place at the writing of this plan for housing rehabilitation projects in Sunderland.

Consider Establishing an Affordable Housing Trust

The Municipal Affordable Housing Trust Fund Law (MGL c.44 s.55C), passed in 2005,
simplifies the process of establishing a trust fund, and sets guidelines on what local housing
trusts can do, who can serve on the board, and what powers a ctyrecaargrant to the board.
Trusts can act as a funding entity, providing grants and loans to subsidize affordable housing
development or for housing programs such astiims® homebuyer and home rehabilitation.
Trusts can also be more directly invohiadaffordable housing development through property
acquisition, develoment and conveyance. Sunderlavalld be able to determine the role and
powers of the trust.

Trusts can be funded through CBAd othefunds, and may be given the authority to use the
funds in the trust for local affordable housing initiatives without having to get approval through
Town Meeting. This allows the trust to act more quickly on opportunities. Addityonall
Sunderland could wese its zoning bylaw to allowevelopers who are regad to produce
affordable unitdo pay into the housing trust fusg@ an option in lieu gfroducing affordable

units.

Affordable housing trusts must be adopted by a majority vote at Town Meeting. The

Massachusetts Housing Partnership provides a guide for communities on how to establish a
municipal affordable housing trust. The guide can be found at
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http://www.mhp.net/community_initiatives/resources.php?page_function=list&resource_categor
y_id=74

Collaborate with the South County Senior Center to Providdnformation to Seniors on
Housing Programs

The Housing Committee could work with the South County Senior Center on providing senior
residents with information on housing programs that may help seniors remain in their home, and
provide assistance with accessing these programs. Examples of prdiabesniors may

qualify for are theHome Modification Loan ProgramdSDA Rural Development Very Low

Income Housing Repair program, the Housing Rehabilitation Loan Program through the Franklin
County Regional Housing and Redevelopment Authority, and reseyggage products that can
help seniors on fixed incomes remain in their homes.

3.4 Strateqgies Specifically to Increase the Subsidized Affordable Housing
Supply

These strategies focus explicitly on increasi
supply and raintainingt he t ownds pewooueant agesofgyeants on |
Subsidized Affordable Housgninventoryat or abovehe State goal of 10%\ccording to the

2021 survey, respondents felt that deestricted affordable apartments aretypge of housing

most needed in Sunderland over any other type of housing.

Consider Adopting aChapter 40R Smart Growth and/or Starter Home Overlay District

The Townmay want taconsider adopting a Chapter 40R Smart Growth Overlay Disiribe
Village Center, Village Residential, or Commercial | disgtoctencourage mixed income
housing while also benefiting from State incentive payme#ft€h. 40R district must allow
housing byright with limited plan review similar to site plan review. Allable densities must
be at least 8 units per acre for single family homes, 12 units per acr8 faniily homespr 20
units per acre for buildings with 4 or more units. Not all uses or densities are réqiared
example, a district could allow only2family homes byright at the required densitin
alternative option is the Starter Home provision, which allows densities for single family homes
at 4 units per acre, and allows for affordability restrictions up 6848MI (as opposed to 80%
AMI). However, Sunderland already allows for this level of density through the Flexible
Development option, so a Start Home district may not be applicable.

Projects with 13 or more units are required to provide at le&s®ordable units, and the
district as avhole must have at least@Mffordable units. In return for passing this zoning, the
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State will pay the town an incentive payment, based on the number of new units that could
potentially ke built in the district byright, compared to the underlying zonirg addition, as
units are built within the district, the Town will receive $3,000 per unit from the State.

Chapter 40R overlay districts mbhg applied to specific parcels (which otherwise wdodd
considered spot zonipgOne consideration is adoptid@R overlay zoninglistrictsfor the older
apartment complexes, which are aging and may need to be redeveloped or undergo significant
rehabilitationor replacement in thieiture. Excluding the 38 affordable units at North 116 Flats,
none of the units irhie large apartment complexes are desstricted as affordablélnder

current zoning, these apartments aregxisting, norconforming uses. By rezoning the sites as
40R districts, the Town could guide future redevelopment sktipeopertiesmaintaining

densitybut requiring that any redevelopment meet desired design guidelinascardeideed
restricted affordable units

If the Town is interestedgunderland should contact DHCD for a site visit andgmelication
meeting to explore this possibilityrther.

Revise the Zoning Bylaws to Offer Density Bonuses for Dwellings which Include Deed
Restricted Affordable Housing Units

Sunderland currently allows dwellings with more than one housing unit by Special Permit in the
Village CenterVillage Residential, Rural Residential andlCommercial Districts. The

minimum lot areaneeded for a mukiamily dwelling increases with each unit over the first unit.
For example, in the Village Residential District, the standard minimum lot sizedD@®8quare

feet for a singldamily dwelling, 30,000 square feet for a tfamily dwelling, 40,000 square

feet for a thredamily dwelling, and 50,000 square feet for a féamily dwelling. Under the
proposed bylaw revisions, an additional housing unitlel be allowed within a dwelling

structure with no greater lot size required, if the additional unit is limited to occupancy by a low
or moderate income individual or household and has a deed restriction to guarantee its
affordability.

In the Village Rsidential (VR) District, for example, a twlamily dwelling would be allowed

by Special Permit on a 20,000 square foot lot if one of the dwelling units is for low or moderate
income residents and restricted as such. Similarly, within the same zoning (N4®) a three

family dwelling with a restricted unit for low or moderateome households, would be allowed

by Special Permit on a 30,000 square foot lot, and aféonily dwelling with a restricted unit

would be allowed by Special Permit on a 40,0§@ase foot lot. For any dwelling structures
constructed under this policy, the standard parking requirements would still need to be met. The
Town would seek to have any such deestricted units counted as Local Initiative Units on the
DHCD Subsidized Haing Inventory. The Sunderland Housing Committee would assist with
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this and will help monitor the compliance with the affordability deed restriction once the units
are established.

Work with the Franklin County Regional Housing and Redevelopment AuthorityHRA),
its partner Rural Development Inc. (RDI), and Pioneer Valley Habitat for Humanity, to
promote the Development of New Affordable Singk&-amily Homes in Sunderland

RDI in the past developeaaffordable singldamily homes for low and moderairecomefamilies

in the Franklin County region, generally buiid 10 to 12 new houses each yddaowever, in

recent years there has been no State or Federal funding available for affordable homeownership
projectsWi t h t he i nfl ux of Ashéssiblefthatraffordabbp t o t he St &
homeownership development may be funded again, but currently the only program that is
available is limited to Gateway CitigRDI focuses on constructing homes in locations that have
been identified by individual towns as suilnd available for developmeRioneer Valley

Habitat for Humanity (PVHH) is a ngprofit, ecumenical Christian housing ministry whose goal

is to make home ownership possible for {meome families in Hampshire and Franklin

counties. Through the donati@f money, land, expertise and labor, PVHH builds safe, decent,
affordable homes in partnership with families in need. Each year the PVHH Board of Directors
decides on the building schedule for the upcoming year. This decision is based upon land
availabilty, access to volunteer builders, and the fundraising capacity that can support it.

The Town, through thelousing Committee, needs first to identify potential sites for new
affordable singldamily homes and then bring thogessibilities to HRARDI andPVHH for
considerationPotential Towrowned and privatelpwned sites for affordable housing
developmat are identified in Section®.below The Town willwork with HRA/RDI or PVHH
to ensure that any new affordable homes that are created are étigibdusion on the BICD
Subsidized Housing Inventory.

Establish First-Time Homebuyer Assistance Programs

There are several types of programs that communities have established to highpefirst

homebuyers purchase a hon#e buy-down program provides a subsidy for qualified buyers to

fill the gap between a market rate price and an affordable price when buying athdesel

restriction preserves the long term affordability of the home by limiting the future sale price.

CPA funds can be used to fund the subsidy, and units can be eligible for the Subsidized Housing
Inventory if proper fair marketing procedures are followed and buyers meet income eligibility
guidelines. The Town of Leverett established a-tawn program using EA and Leverett

Housing Trust funds. The program is administered by the Franklin County Regional Housing and
Redevelopment Authorit§’. A buy-down program woulgupport firsttime homeownership

27 hitps://icrhra.org/leveretffordablehousingprograms/
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options in Sunderland, and would create affordable homes tha ekisting housing stock.
Communities also have used CPA funds for d@agment assistance grants for inceatigible
homebuyers.

An alternative model is for communities to proactively purchase homes on the market, often
those in need of rehab, makemhecessary health and safety improvements, and then resell them
at an affordable price to an income eligible homebuyer with a deed restriction to maintain
affordability over timeThis model is much harder for a small town like Sunderland to

undertake, bwever.

Work with Private Developers who popose Comprehensive Permit Housing Projects

The Town of Sunderland will work with private developers who propose Chapter 40B

(comprehensive permit) developments, and encourage the developers to pursuephojesitsg

that can meet community housing needs, have adequate water and sewer access, and can be
created in a manner consistent with the towno
balancing residential construction with the preservation of Sumsed 6 s nat ur al , hi st
scenic resources.

Explore new housing opportunities on Towrowned land or privately-owned property in or
near the village center.

The Town will continue to explore new opportunities for affordable housing development on

Town-owned land or privatetpwned sites in or near the village center. The following section
lists potential sites for affordable housing as of the writing of thais. p
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3.5l1dentification of Sites for Affordable Housing Development

The following sites were identified during the development of this plarasembtential

locations that could be developed for affordable housiragmix of affordable and markette

units, and are shown on the Potential Affordable Housing Locations for Sunderlan&onap

sites under private ownership, the choice is solely up to the property owner; however the Town
can conduct outreach to owners and provide them with informatioesources available for
developing affordable housing.

Town-Owned Sites

The followingTown-ownedsites have been studied by the Housing Committee and were found
to be potentially feasible for affordable housing development.

Table 25: Town-Owned Sites for Potential Affordable Housing Development

Site Address Map-Lot Acreage Potential Use
Bull Hill Road 843, 847 14.4 Pos.3|ble land swap for parcel close
to village center.

Privately Owned Sites
At the writing of this plan, the followingrivately-owned sites were found to have potential for
affordable housing development. The Housing Committee will periodically review and update

this list to reflect new opportunities or to remove properties that are no longer available.

Table 26: Privately-Owned Sites for Potential Affordable Housing Development

Site Address Map-Lot Acreage Notes /Potential Use
Owned by Franklin County Regiona
North Main Street 2-53; 254 3.0 Housing & Redevelopment

Authority. Potential land swap.

For sale; former Cozy Corner

61 OldAmherst Road 6-151 0.7 Nursing Home; under same
ownership as 67 Old Amherst Roag
Single family home plus land for
67 Old Amherst Road]  6-152 9.3 sale; under same ownership as 61
Ambherst Road.

Di mobés Rest.datentah
affordable smaikcale housing.
Vacant parcel, owned by Sugarloaf
Hadley Road 6-136 4.8 Estates. Potential 40R District
single family sukdistrict

116 North Main Streel 6-54A 0.3
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Sugarloaf Estates. Potential 40R

30 River Road 6-135 5.9 o9
District.

50 River Road 6-134 91 Sgga_trloaf Estates. Potential 40R
District.

248 Amherst Road 9-41 28.9 C!lffs_|de Apartments. Potential 40R
District.

253 Amherst Road 9.7 50 Lantern C_ourt apartments. Potentia
40R District.

279 Amherst Road 9.2 96 The Sociabpartments. Potential 40§

District.
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Figure 27: Potential Affordable Housing Locations for Sunderland
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3.6 Strategies to Promote Further Regional Collaborations

The Town of Sunderland has recent experience with regional collaborations aexgmgoring

towns, including the establishment of a regional ambulance service with Whately, Deerfield, and
Sunderland, and the use of CPA funds from multiple communitiedltbtbanis courts at the

Frontier Regional School. Sunderland seeks to build upon these successes to explore
collaborations that can further Town and regional housing goals.

Take Advantage of Regional Workshops and finings

Town staff and mmbersof the Housing Committee caqrarticipate irhousing workshops and

trainings offered by the Department of Housing and Commuetelopment (DHCD), the
Massachusetts Housi ng HbasngameRlasnng Asso¢idddthP ) , Ci t i
(CHAPA), and other anizationsin particular, once a year the Massachusetts Housing

Institute is held over the course of two days in Devens, MA, and is geared towards municipal
officials and volunteers working on creating affordable housing in their towns.

Continue to Utilize the Resources of the Franklin Regional Council of Governments
(FRCOG) and the Franklin County Regional Houshg and Redevelopment Authority
(HRA)

Both regional agencies can provide technical assistance and help with grant writing to pursue
funding toimplement many of the strategies in this plan.

Collaborate with Neighboring Towns on Affordable Housing hitiatives

Conway,Deerfield, LeverettandWhately havell adoptedhe Community Preservation Act,

and therefore have funds for affordable anshiewnity housing initiatives. Pooling the funds of

two or more towns may result in more opportunities for implementing affordable housing
strategies in each town. One possibility could be to jointly fund a housing coordinator position
who would work with ach town on affordable housing activitiéshousing coordinator can be

hired as staff, or as a consultant based on an agreed upon scope of services and fee schedule. The
coordinator will work with théHousing CommitteeCommunity Preservation Committeand

the regional housing authority to implement the goals and strategies set out in this plan. The
housing coordinator can also make sure that affordable units being created in town are added to
the Subsidized Housing Inventory, and can assist propertgreawith affirmative fair

marketing of affordable unitén addition, the coordinator could help develop and administer
multi-town programs, such as a fitéhe homebuyer assistance progr&underland has a good
working relationship with these towns gjudt recently collaborated on building a community

tennis court using regional Community Preservation Act funds.
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